Sunderland

City Council

PLANNING AND HIGHWAYS COMMITTEE

AGENDA

Meeting to be held in COMMITTEE ROOM 2, CIVIC CENTRE on
Tuesday 13" March, 2018 at 5.30 p.m.

ITEM

Receipt of Declarations of Interest (if any)
Apologies for Absence

Minutes of the last meeting of the Committee held on
10" January, 2018.

(copies attached)

Report of the meetings of the Development Control
(North Sunderland) Sub Committee held on 30"
January and 27" February, 2018.

(copies attached)

Report of the meetings of the Development Control
(South Sunderland) Sub Committee held on 18™
December, 2017, 29" January and 26™ February,

2018.

(copies attached)
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For further information and assistance, please contact Paul Wood on 0191 561 1044



6. Report of the meetings of the Development Control
(Hetton, Houghton and Washin%ton) Sub Committee
held on 19" December, 2017, 9" January, 30"
January and 27" February, 2018.

(copies attached)

7. Planning Application Reference 17/02294/LP3

Community North Sports Complex, Kingsway Road,
Sunderland, SR5 4BY

Report of the Executive Director of Economy and Place

(copy attached)

8. Planning Application Reference 17/02425/LP3

Northern Area Playing Fields, Stephenson Road,
Stephenson, Washington

Report of the Executive Director of Economy and Place

(copy attached)

Elaine Waugh,

Head of Law and Governance,
Civic Centre

SUNDERLAND

5" March, 2018



ltem 3

At a meeting of the PLANNING AND HIGHWAYS COMMITTEE held in
COMMITTEE ROOM 2 on WEDNESDAY, 10" JANUARY, 2018 at 5.30 p.m.

Present:-

Councillor Bell in the Chair

Councillors Ball, Beck, Chequer, M. Dixon, English, Francis, |. Galbraith,
Hodson, Jackson, Mordey, Porthouse, Scaplehorn, Taylor, Turner, M. Turton,
G. Walker and P. Walker.

Declarations of Interest

The City of Sunderland Tree preservation (No 170) at Land at Fox Cover
Filling Station, Durham Road, Sunderland, SR3 3NS, Order 2017

Councillor Porthouse made an open declaration as a resident of the area and
knew of the individuals involved therefore felt it would be appropriate for him
to leave the room during consideration of the item.

Apologies for Absence

Apologies for absence were submitted on behalf of Councillors P. Smith, W.
Turton and D. Wilson.

The Chairman announced that Councillor Pat Smith had submitted her
apologies due to a scheduled hospital appointment and on the behalf of this
Committee requested that well wishes be recorded.

Minutes of the last meeting of the Committee held on 9" August and the
extraordinary meeting held on 24™ October, 2017

1. RESOLVED that the minutes of the last meeting held on 9" August,
2017 be confirmed and signed as a correct record subject to the removal of
Councillor Scaplehorn’s apologies as he was in attendance and the
extraordinary minutes held on 24" October, 2017 also be agreed.
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Report of the Meetings of the Development Control (North Sunderland)
Sub Committee held on 8" August, 31 October and 19" December,
2017

The report of the meetings of the Development Control ﬂNorth Sunderland)
Sub-Committee held on 8™ August, 31% October and 19™ December, 2017
(copies circulated) were submitted.

(For copy report — see original minutes)

2. RESOLVED that the report be received and noted.

Report of the meetings of the Development Control (South Sunderland)
Sub Committee held on 8" August, 5™ September, 2" October, 30"
October and 27" November, 2017

The report of the meetings of the Development Control (South Sunderland)
Sub-Committee held on 8™ August, 5™ September, 2™ October, 30™ October
and 27" November, 2017 (copies circulated) were submitted.

(For copy report — see original minutes)
3. RESOLVED that the report be received and noted.

Report of the meetings of the Development Control (Hetton, Houghton
and Washington) Sub Committee held on 8" August, 5" September, 3™
October, 315 October and 28" November, 2017

The report of the meetings of the Development Control (Hetton, Houghton and
Washington) Sub-Committee held on 8" August, 5" September, 3" October,
31 October and 28™ November, 2017 (copies circulated) were submitted.

(For copy report — see original minutes)
4. RESOLVED that the report be received and noted.

The City of Sunderland Tree preservation (No170) at Land at Fox Cover
Filling Station, Durham Road, Sunderland, SR3 3NS, Order 2017

The Chief Executive submitted a report (copy circulated) to advise the
Committee regarding an objection that had been received in response to the
making of a Provisional Tree Preservation Order in respect of trees at the Fox
Cover Filling Station, Durham Road, and to ask that the Committee consider
both the objection received and the contents of the report, and indicate its
support (or otherwise) to the view of the Chief Executive that Tree
Preservation Order 170 at Land at Fox Cover Filling Station, Durham Road,
Sunderland, SR3 3NS,2017 be confirmed, with modifications.

(For copy report — see original minutes)
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Paul McDonald, Senior Planning Officer outlined the proposal to Members of
the Committee and was on hand to answer any queries.

Members having considered the report it was therefore:-

5. RESOLVED that the Committee supported the view of the Chief Executive
that the Tree Preservation Order 170 at Land at Fox Cover Filling Station,
Durham Road, Sunderland, SR3 3NS, 2017, be confirmed with the following
modification:

¢ A new map (Appendix 5 to the report) individually plotting the seven
trees to be protected

¢ A new Schedule identifying 4 Beech trees and the three Whitebeam
trees

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) R. BELL
(Chairman)
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At a meeting of the DEVELOPMENT CONTROL (NORTH SUNDERLAND)
SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY 30" JANUARY, 2018
at 4.45 p.m.

Present:-

Councillor Jackson in the Chair

Councillors Beck, Bell, Foster, Francis, Mordey, Porthouse, Scaplehorn and D.
Wilson.

Declarations of Interest

There were no declarations of interest.

Apologies for Absence

Apologies for absence were submitted by Councillor Chequer.

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report (copy circulated)
relating to the North Sunderland area, copies of which had also been forwarded to
each Member of the Council upon applications made thereunder.

(For copy report — see original minutes).

There were no applications to be considered at this time.

Items for Information

A Matrix listing the upcoming proposed applications was circulated to the Committee
for their consideration

(For copy — see original minutes)

17/102294/LP3 — Community North Sports Complex, Kingsway Road,
Sunderland SR5 4BY

The Chairman proposed that the application be referred to the Planning and
Highways Committee for determination due to its City wide implications and the
strategic land use issues involved. Councillor Bell seconded the proposal.

C:\Program Files (x86)\neevia.com\docConverterPro\temp\NVDC\860445CD-55F A-45EA-8956-
024BBE9550F 3\a1166c9f-a3b0-4aec-812e-1f17cab5a151.doc
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1. RESOLVED that application 17/02294/LP3 for Community North Sports
Complex, Kingsway Road, Sunderland be referred to the Planning and
Highways Committee for determination.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) J. JACKSON,
Chairman

C:\Program Files (x86)\neevia.com\docConverterPro\temp\NVDC\860445CD-55F A-45EA-8956-
024BBE9550F 3\a1166c9f-a3b0-4aec-812e-1f17cab5a151.doc
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At a meeting of the DEVELOPMENT CONTROL (NORTH SUNDERLAND)
SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY 27" FEBRUARY,
2018 at 4.45 p.m.

Present:-
Councillor Jackson in the Chair

Councillors Beck, Bell, Francis, Mordey and Porthouse.

Declarations of Interest
There were no declarations of interest.
Apologies for Absence

Apologies for absence were submitted by Councillors Chequer, Foster, Scaplehorn
and D. Wilson

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report and circulatory
report (copies circulated) relating to the North Sunderland area, copies of which had
also been forwarded to each Member of the Council upon applications made
thereunder.

(For copy reports — see original minutes).

17/102258/FU4 — Erection of 10no. bungalows with associated access and
landscaping
Site of Redcar House, Redcar Road, Sunderland

The representative of the Executive Director of Economy and Place outlined the
proposal to Members of the Committee and the relevant material planning
considerations against which the application had been assessed. Since the report
had been produced there had been programme for the containment and removal of
cotoneaster and as such condition 6 had been revised and the details of this were
set out in the late sheet circulatory report.

Councillor Francis queried who would be responsible for the maintenance of the
communal areas and was advised that this would be the responsibility of the
developer.

C:\Program Files (x86)\neevia.com\docConverterPro\temp\NVDC\22FC8C41-632A-4AD1-B158-
FAF8EO5F5EE6G\b406b750-8394-4c4c-8b84-3b4050ace267.doc
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Councillor Bell commented that it was pleasing to see this application come forward;
the site had been earmarked for an extra care facility when the care home was
demolished but had remained empty for a number of years. There was a shortage of
bungalows in the city so it was good to see that this proposal was for bungalows.

1. RESOLVED that consent be granted under Regulation 4 of the Town and
Country Planning (General Regulations) 1992 (as amended) for the reasons
set out in the report and circulatory report subject to the 13 conditions set out
in the report and the amended condition 6 set out in the circulatory report.

Items for Information
2. RESOLVED that a site visit be undertaken in respect of the application

18/00100/FU4 — Former Funfair/The Pullman Lodge and Seaburn Centre,
Whitburn Road, Sunderland, SR6 8AA at the request of Councillor Francis.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) J. JACKSON,
Chairman

C:\Program Files (x86)\neevia.com\docConverterPro\temp\NVDC\22FC8C41-632A-4AD1-B158-
FAF8EO5F5EE6G\b406b750-8394-4c4c-8b84-3b4050ace267.doc
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At a Meeting of the DEVELOPMENT CONTROL (SOUTH SUNDERLAND)
SUB-COMMITTEE held in the CIVIC CENTRE on MONDAY 18" DECEMBER,
2017 at 4.45 p.m.

Present:-

Councillor Porthouse in the Chair

Councillors Ball, Bell, M. Dixon, English, I. Galbraith, Jackson, Kay, Mordey,
Scaplehorn and Waller

Declarations of Interest

There were no declarations of interest.

Apologies for Absence

Apologies for absence were submitted on behalf of Councillors D. Dixon, P. Smith
and S. Watson

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report (copy circulated)
relating to the South Sunderland area, copies of which had been forwarded to each
Member of the Council, upon applications made under the Town and Country
Planning Acts and Regulations made thereunder.

(For copy report — see original minutes)

17/00787/ADV - Display of non-illuminated freestanding signs to roundabouts
as per submitted schedule

Various Roundabouts, City Centre/South Sunderland

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. There
had originally been 55 roundabouts identified however the scheme had been

amended and the proposals now covered 179 signs on 53 roundabouts.

1. RESOLVED that advertisement consent be granted for the reasons set out in
the report subject to the six conditions set out therein.
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17/102185/LP3 — Change of use from residential home (C2) to dwelling house
(C3)
8 Anthony Road, Farringdon, Sunderland, SR3 3HG

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed.

2. RESOLVED that consent be granted under Regulation 3 of the Town and
Country Planning General Regulations 1992 for the reasons set out in the
report subject to the two conditions set out therein.

17/102216/LP3 — Erection of a freestanding feature wall (size approx. 2.4m wide,
1.4m high) to commemorate the location of the former Crown Works at Pallion
using the original header and date stones that were salvaged from the former
Crown Works head office prior to its demolition.

New Wear Crossing, North West Corner of the Junction of the Eastbound Lane
of the Southern Approach Link/Riverside South Link Road, Sunderland

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. The
proposal had been advertised, in accordance with the regulations, by way of a site
notice only as there were no direct neighbours to consult; the period for the receipt of
representations set out in the site notice did not expire until 20™ December and as
such should any representations be received after the meeting but prior to the expiry
of the consultation period then the application would be referred back to the
Committee. No representations had been received to date.

3. RESOLVED that Members be minded to grant consent under the Town and
Country General Regulation Order 1992 for the reasons set out in the report
subject to the four conditions set out therein and subject to no representations
being received prior to the end of the consultation period.

17/01780/VAR - Variation of conditions 2 (plans) and 9 (tree protection) of
planning permission ref. 16/02081/SU4 comprising replacement of 1no. 1-
bedroom suite for people with learning difficulties to office for support staff
(resulting in reduction in number of dwellings to 74no.) and removal of
additional hedgerow

Land at Nookside, Sunderland

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. The
previously agreed section 106 contributions had been made to the Council on 5"
December. The conditions set out in the report did not include the condition relating
to the commencement of the works within three years; it was recommended that this
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condition, which was attached to the originally approved planning permission, be
attached to any consent granted in respect of the current application.

Councillor Kay commented that there had previously been concerns over parking; he
thought that the inclusion of an office for support staff would help to address any
issues as there would be less of a need for support staff to be coming and going
throughout the day.

4. RESOLVED that the application be approved for the reasons set out in the
report subject to the 11 conditions set out therein and subject to the inclusion

of the condition attached to the original consent requiring the works to
commence within three years.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) S. PORTHOUSE,
Chairman.
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At a Meeting of the DEVELOPMENT CONTROL (SOUTH SUNDERLAND)
SUB-COMMITTEE held in the CIVIC CENTRE on MONDAY 29" JANUARY, 2018
at 4.45 p.m.

Present:-

Councillor Porthouse in the Chair

Councillors Bell, M. Dixon, English, |. Galbraith, Jackson, Kay, Mordey, Scaplehorn,
P. Smith, Waller and S. Watson

Declarations of Interest

There were no declarations of interest.

Apologies for Absence

Apologies for absence were submitted on behalf of Councillors Ball, D. Dixon and
Hodson.

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report and circulatory
report (copies circulated) relating to the South Sunderland area, copies of which had
been forwarded to each Member of the Council, upon applications made under the
Town and Country Planning Acts and Regulations made thereunder.

(For copy reports — see original minutes)

17/102315/FUL — Demolition of former paper mill and various buildings.
Edward Thompson Group, Sunderland Paper Mill, Ocean Road, Sunderland,
SR2 9RY

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. There
was a circulatory report for this item which detailed revisions to the wording of
conditions 4, 5, and 6.

Councillor Mordey commented that there had been concerns raised by local

residents that vermin living on the site could be disturbed by the demolition works
and asked whether any consideration had been given to this and also asked whether
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residents could be provided with contact details for the demolition contractor. The
applicant’s agent Mr lan Lyle advised that Thompsons of Prudhoe had been
contracted to carry out the demolition works and that they were an experienced
company who would put in place best practice methods to ensure that there was
minimal impact on residents.

Councillor Kay questioned whether there had been any consideration given to
preserving any of the more historically important parts of the buildings; there had
been a lot of industry lost in the city and the site now bore no legacy of their former
use. The Chairman agreed that it would be good if something could be retained in a
similar way to the retention of aspects of the former shipyards where the new bridge
was being built. The representative of the Executive Director of Economy and Place
advised that the buildings were not listed and it was considered acceptable for a
photographic record of the buildings to be taken, Mr Lyle added that there had been
assessments carried out and it had been considered that the architecture was not as
interesting as the social history of the site; there would be a report produced which
would then be kept in the local archives; if anything of historic significance was found
then it would be preserved; once the contaminants were removed from the site an
investigation would be able to be carried out.

1. RESOLVED that the decision be delegated to the Executive Director of
Economy and Place who was minded to approve the application for the
reasons set out in the report, subject to the 9 conditions set out therein and
the 3 amended conditions set out in the circulatory report and subject to no
representations which raised issues not considered in the report being
received by the end of the consultation period.

Items for Information

2. RESOLVED that:-
a. Site visits be undertaken in respect of the following sites at the request
of the Chairman:-
i. 17/02469/LP3 — 3 Oakwood Street, Sunderland, SR2 7LT
ii. 17/02430/0U4 — Former Groves Cranes Site, Woodbine
Terrace, Pallion, Sunderland
iii. 17/02136/FUL — 17 Alnwick Road, Farringdon, Sunderland, SR3
3BU
b. 17/02426/LP3 — Ford Quarry Recreation Area, Keelmans Lane,
Sunderland be referred to Planning and Highways Committee as the
matter was of citywide, strategic importance.

Town and Country Planning Act 1990 — Appeals

The Executive Director of Economy and Place submitted a report (copy circulated)
which provided Members with the outcome of the most recent appeal to the Planning
Inspectorate.

(For copy report — see original minutes)

3. RESOLVED that the appeal decision be noted.
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The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) S. PORTHOUSE,
Chairman.
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At a Meeting of the DEVELOPMENT CONTROL (SOUTH SUNDERLAND)
SUB-COMMITTEE held in the CIVIC CENTRE on MONDAY 26" FEBRUARY,
2018 at 4.45 p.m.

Present:-

Councillor Porthouse in the Chair

Councillors Ball, Bell, M. Dixon, English, Hodson, Jackson, Kay, Mordey and Waller

Declarations of Interest
There were no declarations of interest.
Apologies for Absence

Apologies for absence were submitted on behalf of Councillors D. Dixon, I. Galbraith,
Scaplehorn, Smith and Watson.

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report (copy circulated)
relating to the South Sunderland area, copies of which had been forwarded to each
Member of the Council, upon applications made under the Town and Country
Planning Acts and Regulations made thereunder.

(For copy report — see original minutes)

17/102136/FUL — Temporary change of use from residential property to
welfare/office facilities (41 weeks) (Retrospective)
17 Alnwick Road, Farringdon, Sunderland, SR3 3BU

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. Consent
had originally been sought until 13" August 2018 however Gentoo had now stated
that the use would finish by 20™ March 2018.

Councillor Bell commented that Gentoo had been using properties for this purpose

on estates across the city and that they only applied for planning permission after
residents complained. He felt that Gentoo should be using portacabins for their site
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facilities rather than using houses. The Chairman added that not only did the use
inconvenience residents but it also removed property from the social housing stock.

Councillor Hodson questioned what would happen if Members refused to grant
planning permission and the use continued. The representative of the Executive
Director of Economy and Place advised that enforcement action could be taken if
permission was refused and the use continued.

1. RESOLVED that the application be refused for the two reasons set out in the
report.

17/102434/LP3 — Change of use from Police Station (sui-generis) to mixed
commercial development comprising B1 (categories A, B and C), A1 (up to 500
square metres), A2, A3 (up to 1200 square metres), A4 (up to 1200 square
metres), A5 (street food vendor), D1 (up to 1200 square metres) and D2 (up to
1200 square metres).

Northumbria Police (Divisional HQ) Gill House, Gill Bridge Avenue,
Sunderland, SR1 3AW

The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed. The
report had stated that the application site was within the Bishopwearmouth
Conservation Area however it was in fact just outside of the border of the
conservation area.

2. RESOLVED that consent be granted under Regulation 3 of the Town and

Country Planning General Regulations 1992 (as amended) for the reasons set
out in the report subject to the 10 conditions set out therein.

17/102462/LP3 — Change of use from cemetery office (B1) to dwelling house (C3)
South Lodge, Sunderland Cemetery, Ryhope Road, Sunderland
The representative of the Executive Director of Economy and Place outlined the
development proposal to Members of the Sub Committee and the relevant material
planning considerations against which the application had been assessed.

3. RESOLVED that the application be approved for the reasons set out in the

report subject to the two conditions set out therein.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) S. PORTHOUSE,
Chairman.
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At a meeting of the DEVELOPMENT CONTROL (HETTON, HOUGHTON AND
WASHINGTON) SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY, 19"
DECEMBER, 2017 at 5.45 p.m.

Present:-

Councillor Scaplehorn in the Chair

Councillors Bell, M. Dixon, Hodson, Jackson, Lauchlan, Mordey, Taylor, Turner and
G. Walker

Declarations of Interest

There were no declarations of interest made.

Apologies for Absence

Apologies for absence were submitted to the meeting on behalf of Councillor
Porthouse and P. Walker

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report and items for
information matrix (copies circulated), which related to Hetton, Houghton and
Washington areas, copies of which had also been forwarded to each Member of the
Council, upon applications made under the Town and Country Planning Acts and
Regulations made thereunder.

(for copy report — see original minutes)

17/00784/ADV - Display of non-illuminated freestanding signs to roundabouts
as per submitted schedule at various roundabouts in the Houghton, Hetton
area

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application and informing them that the application sites related to fifteen
roundabouts within the Houghton and Hetton area.

Members having fully considered the application, it was:-
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1. RESOLVED that the application be granted advertisement consent for the
reasons as set out in the report and subject to the six conditions detailed
therein.

17/01781/FUL - Partial redevelopment and refurbishment of the existing Peel
Centre Phase 1 to provide three refurbished/reconfigured units (comprising a
food retail unit, a non-food unit and a 130 sgm unit for use as a
coffee/sandwich shop, restaurant or bakery (Class A1/A3/A5), new cladding,
canopies, signage, glazing and store enhances; demolition of units 4A & 4B
and erection of a new discount foodstore; renewal and reconfiguration of the
car park, new landscaping (overall 424 sq. m increase in floorspace) at the
Peel Centre, Glover, Washington

The representative of the Executive Director of Economy and Place advised that the
agent had requested that the application be deferred to allow the agent to respond to
comments around highways issues, and it was:-

2. RESOLVED that the application be deferred.

Items for Information

Members having considered the items for information contained within the circulated
matrix, it was:-

3. RESOLVED that the items for information contained within the matrix be
received and noted.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) B. SCAPLEHORN,
Chairman.
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At a meeting of the DEVELOPMENT CONTROL (HETTON, HOUGHTON AND
WASHINGTON) SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY, 9"
JANUARY, 2018 at 5.45 p.m.

Present:-

Councillor Scaplehorn in the Chair

Councillors Bell, M. Dixon, Hodson, Jackson, Lauchlan, Mordey, Taylor, Turner, G.
Walker and P. Walker

Declarations of Interest

There were no declarations of interest made.

Apologies for Absence

Apologies for absence were submitted to the meeting on behalf of Councillor
Porthouse and M. Turton

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report (copies circulated),
which related to Hetton, Houghton and Washington areas, copies of which had also
been forwarded to each Member of the Council, upon applications made under the
Town and Country Planning Acts and Regulations made thereunder.

(for copy report — see original minutes)

16/01541/FUL — Development of 33 detached residential properties with
associated access and infrastructure works (Revised layout 13.04.2017) at land
east of Quarry House Lane, East Rainton, Houghton le Spring

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application, advising that the application had been delayed due to an issue raised by
the Coal Authority which had now been satisfactorily resolved through discussions
with the applicant.

Councillor Hodson sought clarification on the reclassification of the land from the old

development plan which had it identified as a settlement break. The Officer advised
that following a review the site had not been recognised or necessary to be retained

Page 18 of 101



as settlement break land given that it was such a small section of land and the
emerging planning policies gave settlement break land much less weight when
considering planning application and it was felt that this particular piece of land
would not warrant refusal of the application on those grounds.

Councillor Turner raised concerns around the amount of traffic that further
developments would put upon the Four Lane Ends area in Hetton as there were so
many other developments proposed for the surrounding area. The Highways Officer
advised that this application had to be considered in its own right and it was felt that
the proposed access to the site was acceptable and the traffic generated from the
development of the thirty three units would not put excessive burden on the traffic
measurements and requirements which were already in the area.

As an aside, Councillor Mordey advised that he would be happy to meet with the
Highways Officer and local ward councillors to discuss any traffic concerns they may
have in the area, outside of the planning process.

The Chairman advised that Mr. Jonathan Saddington of Savills had requested to
speak on behalf of the applicant and invited him to address the Committee.

Mr. Saddington thanked Members for the opportunity to address them, advising that
the Planning Officer had given a very thorough and detailed presentation of the
application so he had very little to add.

He informed Members that they had been working on the application for the past two
years and that they had worked with consultees and the local community to look to
deliver the most suitable development for the site. He believed that the proposal
was well designed and the developer was proposing that the properties would be
designed to a high standard.

In relation to the increase in traffic, he informed the Committee that the traffic
assessment expected that there would be approximately twenty four further
movements by vehicles in the area every am and pm and that this was not deemed
to be a huge amount of traffic onto the local network.

He explained that discussions with the Coal Authority had taken over six months but
that they were now satisfied with the proposals and conditions that were proposed
within the application. The development would be making the relevant Section 106
contributions and he was hopeful that the Committee could support the
recommendation as set out in the report and approve the application.

Members having fully considered the application and having no further questions, it
was:-:-

1. RESOLVED that the application be delegated to the Director of Economy and
Place for approval for the reasons as set out in the report, subject to the
twenty one conditions detailed therein and the satisfactory completion of the
Section 106 agreements.
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17/00785/ADV - Display of non-illuminated freestanding signs to roundabouts
as per submitted schedule at various roundabouts, Washington area

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

Councillor Taylor raised his concerns over the number of advertisements that were
already prominent throughout the Washington area and was advised that it was
possible that other advertisements may need consent which they did not have and
could be removed should this be the case.

Councillor Taylor went on to ask who would be the beneficiary of the revenue
accumulated by this advertising and was informed that this was not a planning
consideration but he could look to discuss this with relevant Officers outside of the
meeting.

Councillor Bell commented that there may be a piece of work to be undertaken to
look into advertisements that were currently displayed and finding out which had
permissions or needed to apply for them.

Members having no further questions, it was:-

2. RESOLVED that the application be granted advertisement consent for the
reasons as set out in the report and subject to the six conditions detailed
therein.

17/01842/FUL - Change of use from domestic use to commercial with
replacement boundary wall and gates (Retrospective) at 29-35 Rose Avenue,
Fence Houses, Houghton le Spring, DH4 6JB

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application, advising that this application had been called in to the Committee by a
local ward Councillor following a complaint from a local resident. The Committee
were informed that this application arose as a result of the expiry of a temporary
permission which was granted in 2009 and that the development had continued
since this time without any further renewal of consent.

Since submission of the application, with conditions attached, there had been no
further communications from the former complainant.

Members having fully considered the application, it was:-

3. RESOLVED that the application be granted approval for the reasons as set
out in the report and subject to the six conditions detailed therein.
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Items for Information

The Representative of the Executive Director of Economy and Place drew Members
attention to planning application 17/02425/LP3 — Northern Area Playing Fields within
the report and advised that in light of the application site lying within the adopted
Green Belt and as such, having City-wide land allocation implications, and in
conjunction with the other two linked application proposals for similar forms
development in Downhill, which is also in the Green Belt, and Ford Quarry
Recreation Area, it was recommended that this application be referred to the
Planning and Highways Committee for determination.

Members having fully considered the items for information contained within the
circulated matrix, it was:-

4. RESOLVED that:-
i) the items for information contained within the matrix be received
and noted; and
ii) planning application 17/02425/LP3 — Northern Area Playing
Fields be referred to the Planning and Highways Committee
for consideration due to the city-wide importance of the
development.

Town and Country Planning Act 1990 — Appeals

The Executive Director of Economy and Place submitted a report (copy circulated)
concerning appeals and the decisions which had been made under section 78 of the
Town and Country Planning Act 1990.

(For copy report — see original minutes).

5. RESOLVED that the report be received and noted.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) B. SCAPLEHORN,
Chairman.
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At a meeting of the DEVELOPMENT CONTROL (HETTON, HOUGHTON AND
WASHINGTON) SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY, 30"
JANUARY, 2018 at 5.45 p.m.

Present:-

Councillor Scaplehorn in the Chair

Councillors Bell, M. Dixon, Hodson, Jackson, Lauchlan, Mordey, Porthouse, Taylor,
Turner, M. Turton, W. Turton, G. Walker and P. Walker

Declarations of Interest

17/00806/REM — Land at North Road, Hetton le Hole, Houghton le Spring
Councillor Turner declared an interest in the above item having previously spoken in
objection to it at a meeting of the Planning and Highways Committee on behalf of
Hetton Town Council. She asked to make a couple of points prior to leaving the

meeting during consideration of the application.

17/01701/VAR — Land at former Homelands Estate — Incorporating Chestnut
Crescent, Coronation Crescent and part of Beechwood Terrace

Councillor Walker declared a disclosable pecuniary interest in the above application
as an employee of Gentoo, the applicant, and left the meeting during consideration
of the item.

Apologies for Absence

There were no apologies for absence.

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report and late sheets
(copies circulated), which related to Hetton, Houghton and Washington areas, copies
of which had also been forwarded to each Member of the Council, upon applications

made under the Town and Country Planning Acts and Regulations made thereunder.

(for copy report — see original minutes)
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17/00806/REM — Reserved matters application following grant of outline
planning permission (11/02362/0OUT) for the erection of 300 no. dwellings at
land at North Road, Hetton le Hole, Houghton le Spring

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application. Further to the main report Members were provided with the outstanding
consultation response from Natural England in connection with the ecological
matters relating to the site, whereby, they confirmed that they had no objection to the
approval of the reserved matters application, subject to conditions being applied as
set out in the late sheets.

Councillor Turner sought clarification on the following points;-

- The position of the town houses within the development site;

- The traffic solutions in relation to any extra traffic which may impact upon
the Four Lane Ends junction; and

- The preservation and enforcing of conditions in relation to the nearby
bogs;

and then left the meeting whilst the application was considered.

Councillor Porthouse asked to see an overhead view of the roundabout and pictures
of the proposed house designs and raised objections with Officers that these were
not included within the presentation being shown to Members. Upon production of
the detailed designs of the properties he raised his concerns that once again
developers were leaving side elevations and gable ends blank and featureless.

The recommendation having been put to the vote, and with seven Members voting in
favour and four against, it was:-

1. RESOLVED that the application for reserved matters be approved for the
reasons as set out in the report and subject to conditions relating to the twenty
three areas as set out in the bullet points detailed in the late sheets.

17/00866/LP3 — Erection of 5 no two bedroomed bungalows with associated
parking and landscaping (Amended plans received 02/01/2017) at land between
Chester Road and Stanley Terrace, Houghton le Spring

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

In response to Councillor Hodson as to the ownership of the land and the reasoning
behind the demolition of the previous terraced street, the Committee were informed
that the houses had been deemed as unfit and of poor condition and had therefore
been marked for demolition. The Planning Officer advised he did not know who the
land had belonged to prior to demolition but was aware that it was now in Council
ownership.
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In relation to the unadopted access road of Stanley Terrace, Councillor Hodson was
advised that access would be maintained to the properties from the rear via Stanley
Terrace but that this would not be maintained by the Council Highways team.
Councillor Hodson commented that his concerns were that, although the
development was small, it would still put extra pressures in relation to traffic on
nearby roads.

Councillor Porthouse asked if the properties would open directly onto the front street
and main road and was informed that the development would see the properties set
back and maintaining the line of the adjacent properties.

In relation to the plans, Councillor Porthouse commented that they were not very
clear within the presentation to give Members a good understanding of the design of
the properties within the development, and in particular the gable ends The Planning
Officer advised that they worked the best to try and include the designs to as much
detail as they could but if required, the designs could be seen online or in hard copy
through the Planning Officer direct.

In closing, Members felt that the development was a good use of currently derelict
land, and it was:-

2. RESOLVED that the application be granted consent under Regulation 3 of the
Town and Country Planning General Regulations 1992 (as amended), for the
reasons as set out in the report and subject to the seventeen conditions
detailed therein.

17/01444/SUB - Demolition of vacant care home and erection of 23 no
dwellings with associated works at Adey Gardens Care Home, South Street,
Newbottle, Houghton le Spring, DH4 4EH

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

Councillor Porthouse referred to the plain brick wall gable ends of the developments
and Planning Officers advised that they did face onto neighbouring properties and
therefore any windows in gable ends may bring problems of overlooking into
adjacent properties.

In relation to providing an alternative feature than a window in the gable end to break
up the simplicity of the wall, the developer advised that they found that should there
be any form of impression or feature in a gable end neighbouring properties would
complain believing that they were being overlooked by that property and therefore
they kept them blank.
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Members having fully considered the application, it was:-

3. RESOLVED that the application be approved for the reasons as set out in the
report and subject to the nineteen conditions detailed therein and the signing
of an agreement under section 106 of the Town and Country Planning Act
1990 (as amended).

17/01701/VAR - Variation of condition 2 (Plans) attached to planning
application 14/02833/FUL (78 dwellings with associated garages and
landscaping, construction of new estate roads and site access from Coaley
Lane and demolition of 2 existing dwellings, and associated stopping up of
highway (Amended Plans Received 10/08/15) to include removal of PV panels
to roof and site plan showing retaining wall structures and boundary details at
land at former Homeland Estate — Incorporating Chestnut Crescent,
Coronation Crescent and part of Beechwood Terrace

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application. Members were advised that further to the main report additional
conditions were to be applied to any permission granted and were detailed within the
late sheets for Members consideration.

The Chairman advised that Mr. Gordon Thompson had requested to speak in
objection to the application and invited him to address the Committee.

Mr. Thompson thanked Members for the opportunity to address the Committee and
advised that his main concern was in relation to the construction of the retaining
walls, not believing that they had been constructed safely. He advised that he had
spoken with a developer on site who had advised that they could build retaining walls
on the development wherever they wished and just amend the drawings accordingly.

Mr. Thompson stated that the retaining walls were constructed with two course
bricks and over 100 tonnes of material behind them; which the developers then built
a house upon; seeing the kitchen from the properties looking directly into the
bungalows below. He felt that it needed a construction engineer to visit the site and
give their views on the retaining walls as he did not feel they had been constructed
safely.

He also commented he had never felt the need to complain before but now his
property was surrounded by and facing the brick walls of other properties.

The Planning Officer advised that in terms of structural stability the Engineering
Manager of the development had provided a report which had shown that all of the
retaining walls had been constructed to industry standards and best practice
guidelines.
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Members having fully considered the report and representations, it was:-

4. RESOLVED that the application be delegated to the Executive Director of
Economy and Place who is minded to approve the application for the reasons
as set out in the report, subject to the eleven conditions as detailed and
subject to the receipt of the outstanding balance of Section 106 monies (or the
completion of a deed of variation).

17/01781/FUL - Partial redevelopment and refurbishment of the existing Peel
Centre Phase 1 to provide three refurbished / reconfigured units (comprising a
food retail unit, a non-food unit and a 130 sgm unit for use as a coffee /
sandwich shop, restaurant or bakery (Class A1/A3/A5), new cladding,
canopies, signage, glazing and store entrances; demolition of units 4A & 4B
and erection of a new discount foodstore; renewal and reconfiguration of the
car park, new landscaping (overall 424 sq. m increase in floorspace) at The
Peel Centre, Glover, Washington

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

Councillor Taylor drew the Committee’s attention to page 68 of the agenda and the
highways improvement and commented that he did not agree with statements set
out as he felt that the proposal of the development would attract more people to the
site and he was disappointed that the developer was no taking into account the
opportunity of resiting the bus stop on the slip road to the A1231. The bus stop was
very poorly sited in relation to the junction and he had serious concerns over
pedestrian safety given that there had been a person killed in that area the previous
year.

The Highways Officer advised that the application before the Committee was very
much scaled back from the previous application they had considered and they had
considered the expected number of trips to the proposed units and it was felt that the
existing junctions and roads could support the number of expected additional
shopping trips. However, Members should note that should a development come
forward to submit an application to develop Unit 1 of the site then they would have to
look at the impact on the traffic network again.

The Highways Officer noted the concerns of the Members but advised that the
evidence provided indicated that there were no adjustments required at this stage.
He also advised that Nexus and other bus operators were consulted as [art of the
application process and they had raise no concerns over the siting of the bus stops
in the area.
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Members having had their questions answered and having no further comment to
make, it as:-

5. RESOLVED that the application be approved for the reasons as set out in the
conclusion section of the report and subject to the twenty one conditions
detailed therein and subject to the agreement and delivery of financial
contribution, via an appropriate Section 106 agreement, to fund the delivery of
the agreed to off-site highway improvement, and subject to the application
being referred to the Secretary of State in accordance with the provisions of
the Town and Country Planning (Consultation) (England) Direction 2009.

Items for Information

Members having fully considered the items for information contained within the
circulated matrix, it was:-

6. RESOLVED that the items for information contained within the matrix be

received and noted.

The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) B. SCAPLEHORN,
Chairman.
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At a meeting of the DEVELOPMENT CONTROL (HETTON, HOUGHTON AND
WASHINGTON) SUB-COMMITTEE held in the CIVIC CENTRE on TUESDAY, 27"
FEBRUARY, 2018 at 5.45 p.m.

Present:-

Councillor Jackson in the Chair

Councillors Bell, M. Dixon, Hodson, Lauchlan, Porthouse, M. Turton, W. Turton, and
P. Walker

Appointment of the Chairman

In the absence of Councillors Scaplehorn, Chairman, and G. Walker, Vice Chairman
the Solicitor sought nominations from the Committee for Chairman. Having been

nominated by Councillor Bell and seconded by Councillor P. Walker, it was;-

1. RESOLVED that the Councillor Jackson be duly appointed as Chairman.

Declarations of Interest

17/01610/FU4 — New Penshaw Garage / Former Millco Premises, Railway Terrace,
Coxgreen Road, Penshaw

Councillor Porthouse made an open declaration in the above item as he personally
knew one of the attendees with the applicant but advised that he had no
predetermination of the application and could consider it with an open mind.
Apologies for Absence

Apologies for absence were given for Councillors Mordey, Scaplehorn, Taylor,
Turner and G. Walker

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of Economy and Place submitted a report and late sheets
(copies circulated), which related to Hetton, Houghton and Washington areas, copies
of which had also been forwarded to each Member of the Council, upon applications

made under the Town and Country Planning Acts and Regulations made thereunder.

(for copy report — see original minutes)
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17/01610/FU4 — Demolition of existing garage and construction of 14 no.
dwellings with associated access and landscaping (Amended Plans Received
12/01/2018) at New Penshaw Garage / Former Millco Premises, Railway
Terrace, Coxgreen Road, Penshaw, Houghton le Spring

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

Further to the main report and the late sheets Members were advised that
Environmental Health had confirmed prior to the meeting that condition six could now
be removed from the draft conditions as any land contamination concerns had been
rectified.

Councillor Hodson sought clarification that there were no comments or responses
received from Network Rail or transport providers in relation to the development
being adjacent to the former Leamside Line as it had been mooted in the past that it
may be reopened in the future. Planning Officers advised that they had been
consulted and had confirmed that they were satisfied with the development factoring
in any potential to reopen the Leamside Line in the future.

In response to comments from Councillor Porthouse around the simple design of the
properties the Planning Officer advised that the developers were consciously
keeping the properties within the development reflective of other houses in the
vicinity.

There being no further questions, and Members having fully considered the
application, it was:-

1. RESOLVED that the application be granted consent under Regulation 4 of the
Town and Country Planning (General Regulations) 1992 (as amended),
subject to the signing of an agreement under Section 106 of the Town and
Country Planning Act and for the reasons as set out in the report; subject to
the fourteen conditions as detailed in the late sheets report; following the
removal of draft condition six.

17/102296/FUL - Erection of 19 no bungalows with associated car parking and
landscaping at former Kentmere House, Blind Lane, Sedgeletch, Houghton-le-
Spring

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application. The Planning Officer advised that further to the main report the
outstanding site layout issues had now been resolved and that the amended site
layout, which provided increased separation between plots 1, 2 and 4 and increased
the separation distance between the gable elevation of 125 Abbey Drive and plot 4
to 14 metres in accordance with the requirements of the Council’s adopted
supplementary planning guidance.
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In response to a query from Members regarding the criteria for residents of the
properties; the Planning Officer advised that he was aware that they were to be units
for independently living residents over the age of 55 and that they would meet
criteria similar to that of the Council’s.

Members having no further questions, it was:-

2. RESOLVED that the application be delegated to the Executive Director of
Economy and Place who is minded to approve the application subject to the
expiry of publicity in connection with the application on 1% March, 2018, for
the reasons as set out in the report and subject to the fourteen conditions
detailed therein. In the event that any objections are received that have not
already been addressed in the Committee report, the application be referred
back to a future meeting of the Committee for further consideration.

17/102441/LP3 — Change of use to 2 no residential dwellings (Amended plan
received 25.01.18) at 41-42 The Harbour, Shiney Row, Houghton-le-Spring, DH4
7DF

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

The Planning Officer advised that following publication of the agenda,
correspondence had been received from Councillor David Snowdon asking to inform
the Committee that at no time had Shiney Advice and Resource Project been
occupiers of this property, although they were referred to under the location of the
site.

Members having fully considered the application, it was:-
3. RESOLVED that the application be granted consent under Regulation 3 of the

Town and Country Planning Act for the reasons as set out in the report and
subject to the eight conditions detailed within the main report and late sheets.

18/00022/FUL - Erection of a single storey extension to the front to provide
extended bedroom at 61 and extended kitchen area at 62 at 61 and 62
Chipchase, Oxclose, Washington, NE38 ONG

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

Members having fully considered the application, it was:-

4. RESOLVED that the application be approved for the reasons as set out in the
report and subject to the four conditions detailed therein.
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18/00163/TP3 — Fell diseased ash tree located to the side of property at 113
Dairy Lane, Houghton-le-Spring, DH4 5QH

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

The Planning Officer advised that since the publication of the agenda an objection
had been received which stated that removal of the tree would have an impact upon
the amenity the tree provides him and sought evidence that it was necessary to
remove the tree. The Committee were informed that the Council’s Arboricultural
Officer had confirmed that the reason to fell the tree was due to it being diseased
and also confirmed that an acceptable replacement species for the location would be
a lime tree.

In response to Members comments the Planning Officer agreed to ensure that the
conditions detailed that a mature, well established replacement tree was provided in
the same location to better its chances of survival, rather than planting a sapling.

Members having fully considered the application, it was:-

5. RESOLVED that the application be granted consent under the Town and
Country General Regulations Order 1992 for the reasons as set out in the
report and subject to the three conditions detailed therein.

18/00164/TP3 — Prune back sycamore limbs overhanging property roof and
remove epicormic growth and dead wood at Kepier Cottage, Church Street,
Houghton-le-Spring, DH4 4DN

The representative of the Executive Director of Economy and Place presented the
application advising the Committee of the key issues to consider in determining the
application.

The Planning Officer having confirmed that the application was in relation to a single
tree, it was:-

6. RESOLVED that the application be granted consent under the Town and
Country General Regulations Order 1992 for the reasons as set out in the
report and subject to the two conditions detailed therein.

Items for Information

Members having fully considered the items for information contained within the
circulated matrix, it was:-

7. RESOLVED that the items for information contained within the matrix be
received and noted.
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The Chairman thanked everyone for their attendance and closed the meeting.

(Signed) J. JACKSON,
Chairman.
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ltem 7
Planning Application Reference: 17/02294/LP3

Community North Sports Complex, Kingsway Road, Sunderland, SR5 4BY.

Application description:

Engineering works to re-grade site and install drainage to facilitate the provision of
3no artificial grass pitches with associated fencing and floodlighting and
improvements to existing natural grass pitches; extension and refurbishment of
existing changing pavilion and gymnasium to include changing facilities, club room
and bar, kitchenette, education space, gymnasium and studio space; improvements
to play facilities; provision of associated car and cycle parking; signage, landscaping
and boundary fence. Stopping up of existing bridleways and footpaths and provision
of alternative bridleway and barrier treatment.

Application site

The proposed development affects the Community North Sports Complex, which
affords a wide range of formal and informal outdoor sports and recreation facilities
across an extensive area of land at the northern edge of the Downhill and Red
House housing estates. The complex was originally granted planning permission in
the late 1990s (application ref. 97/00034/80), with the approved development
involving floodlighting, perimeter fencing, car parking, changing facilities and a
gymnasium.
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The complex covers an area of approximately 18.3 hectares and is, broadly
speaking, bordered by the perimeter roads of Downhill and Red House to the south,
an area of grassed/wooded open space to the west, the grounds of Boldon Golf
Course and agricultural land to the north and allotments and agricultural land to the
east.

The northern boundary of the site also represents the border between the City of
Sunderland and South Tyneside metropolitan borough. The site is wholly located
within the Tyne and Wear Green Belt which, in this area, encompasses the
predominantly agricultural land separating the northern housing estates of
Sunderland and the villages of East and West Boldon in South Tyneside.

The complex occupies sloping land at an elevated position and affords extensive
views southward. The site falls from north to south and level areas have been
provided through the creation of a number of plateaux. Given its location and the
topography of the site and its surroundings, the complex is relatively prominent
within the landscape, including in views from the north, although its visual impact is
softened by the significant amounts of mature tree coverage and soft landscaping
within and around the edge of the complex.

The existing complex comprises a range of grass, artificial and all-weather pitches,
all primarily used for football, together with playgrounds, areas of grassed open
space, woodland, landscaping and a pond. There is one building at the site, which
largely provides changing facilities for players and officials, whilst the complex also
benefits from areas of car parking.

Vehicular access into the site is from Kingsway Road to the south, via a curving two-
lane entry way which narrows into a long, straight single-lane avenue. There are a
number of pedestrian accesses into the site from all directions, including via a public
footpath which runs across the agricultural land from Boldon to the north. A network
of footpaths and bridleways within the site provide good public access to all areas of
the complex and it is clearly used for informal recreation, such as walking, jogging
and exercising dogs.

The facilities at the Community North Sports Complex were, unfortunately,
mothballed in 2015 — the existing artificial pitch is now in a derelict state, the
changing building is in a poor state of repair and the wider site is displaying signs of
neglect and deterioration.

Proposed development

The current application seeks planning permission for a range of development
designed to reinvigorate and improve the football facilities available at the site as
part of the ‘Parklife’ programme. This is a collaborative enterprise involving the
Football Association, Sport England and Local Authorities and is designed to create
a sustainable model, which is not dependent on public funding, for improved football
facilities, delivery and participation based around artificial grass pitches (AGPs) on
‘hub’ sites.
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Sunderland Council’s 2014 Playing Pitch Strategy modelled the role that an increase
in the number of football compliant AGPs could play in helping to improve the
quantity and quality of football pitch provision in the City and the Council’s
application to be a ‘Parklife’ authority and subsequent work with partners has
articulated the number of hub sites needed, their location and the number of AGPs to
be provided at each site. As well as the hub at the Community North Sports
Complex, hubs are also proposed at the Washington Northern Area Playing Fields
and the Ford Quarry Recreation Area (planning application refs. 17/02425/LP3 and
17/02426/LP3 respectively).

The development proposed at the Community North Sports Complex comprises the
following main elements:

e Engineering and re-grading works to facilitate the provision of 3 no.
artificial grass pitches, together with associated development:

- One pitch is proposed to be located to the east of the existing changing
building, on the site of the derelict artificial pitch, with the other two pitches to
the north of the changing building, on the site of a series of grass pitches. The
new pitches are to feature 3G artificial grass and will be able to accommodate
full-sized 11v11 matches as well as youth football, mini soccer and training
areas.

- The perimeter of each new pitch will be enclosed by 4.5m high ball-stop
fencing and, within this enclosure, a barrier measuring 1.2 - 2.0 metres high to
segregate the playing area from spectator areas.

- The pitches will be flanked by areas of porous asphalt hard standing to
provide pedestrian access, storage space, spectator viewing space and
vehicular maintenance and emergency access.

- The provision of a new maintenance/sports equipment store, which takes the
form of a steel container finished in dark green with a maximum height of 2.59
metres.

- Installation of new floodlighting to the perimeter of the new pitches. 8 no.
floodlights are proposed around the pair of AGPs and 6 no. floodlights around
the single AGP. The floodlights comprise slim line masts mounted with
luminaires at a height of 15 metres above ground level.

- Soils excavated during construction work will be recycled on-site (adjacent the
new pitches and in an area to the western end of the site, close to the
entrance from Kingsway Road) to form sculpted grass mounds.

e Extension and refurbishment of existing changing pavilion building:

- The main extension will extend southward from the eastern end of the existing
building into an area of scrub grassland. The extension has a length of
approximately 46 metres, a width of 16.5 metres and is to predominantly
feature a shallow, dual-pitched roof with a maximum height of 6.65 metres.
The extension will be finished in cream-coloured composite panels and dark
grey rainscreen cladding.

- The north-western section of the existing building is also to be extended
westward by 5 metres and northward by 2.5 metres and the existing sloping
roof to this area replaced by a dual-pitched roof, with a height to match that of
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the larger extension. As with the main extension, this will be finished in a
combination of light-coloured composite panels and dark rainscreen cladding.
Other minor changes to the elevations of the existing building are also
proposed, such as introducing areas of panelling to introduce relief to the
existing red brickwork.

The main extension to the building will primarily provide a new health and
fithness gym suite which, together with a ‘studio’ (to be used for specific
classes etc.) in the adjacent room, has a floor area of 458 sq. metres. The
other extensions and modifications will permit an internal reconfiguration to
enable the building to be operator-run, with dedicated reception staff and
facilities suitable for FA-accredited training and coaching programmes.

The reconfigured layout will also permit the provision of new reception and
offices, a new kitchen and bar, education space and a new social space/club
room with a café, to support the aim of the building becoming an important
community facility. The pavilion building will still maintain the existing
changing facilities, which are to be refurbished and improved.

Improvements to play facilities, to be focused on the site of an existing
play area adjacent to the pavilion building

Provision of additional car parking

The site currently accommodates a total of 92 no. dedicated parking spaces,
which are predominantly located to the west of the changing pavilion building.
The submitted proposed plans show a total of 362 no. parking spaces at the
site— some are to be provided on the site of the existing parking area, with
other smaller areas to the south of the pavilion building. The bulk of the
proposed parking (189 no. spaces) is to be provided on an area of land
currently occupied by a derelict play area, overflow parking area and scrub
grassland.

The proposed parking will include the provision of 15 no. disabled parking
bays, 30 no. bicycle parking spaces and 4 no. coach parking spaces

Car parks and pathways leading to the pitches will be illuminated by lighting
on 6m or 8m high slim line posts.

Overflow parking is available adjacent to the skate park, located close to the
access off Kingsway Road.

New areas of soft landscaping to complement the new development, to
include the grassed bunding around the new artificial pitches

New mesh fencing, to involve erection of 2 metre high security
‘boundary’ fence and 2 metre high security fencing around the grass
pitches. The ‘boundary’ fencing will form a continuous enclosure
around the new AGPs, pavilion building and car parks so that public
access to these areas can be properly managed. All fencing will include
pedestrian and vehicular access gates at appropriate locations.

Improvements to grass pitches, to include re-turfing, improved drainage
and erection of surrounding fencing
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¢ A new bin store, to be located in the car park to the west of the pavilion
building

- The bin store will be constructed from timber boarding with a corrugated sheet
metal roof and will have dimensions of 5.275 metres width, 1.55 metres depth
and 2.580 metres height.

e Stopping-up of existing bridleways and footpaths and provision of
alternative bridleways and barrier treatments

- The stopping-up primarily affects sections of footpath and bridleway to the
eastern area of the site, which run around and between the existing pitches,
pavilion building and car park.

- A new bridleway is to be created, which will enter the site at its south east
corner before running to the east of the new pitches and then turning to run
alongside the northern boundary of the site. The bridleway stays outside the
new security fencing, thus maintaining a public route around the eastern part
of the complex.

The vehicular and pedestrian access arrangements into the site are to remain as
existing, with the avenue leading from Kingsway Road still used as the primary
vehicular access route. The avenue will benefit from two additional passing places
installed mid-way along its length.

The hubs are to be used for both formal league fixtures on weekends and
recreational/informal football opportunities during the week, with a particular
emphasis on mini-soccer, County FA and local pro-club youth development, FA
coaching education programmes, the provision of high quality natural turf and
artificial pitches, midweek training opportunities for local clubs and optimising school
and community usage during off-peak hours.

Three ‘Partner’ clubs will have priority use of the hub and when not required for their
operations, the facilities will be available for the wider community. In this regard, the
education rooms within the pavilion will be available to hire for events/activities such
as children’s parties, conferences and corporate events. The club room and bar will

also be used for occasional club nights.

The opening hours for the hub are proposed to be from 09:00 until 22:45 each day,
with pitch playing time until 22:00.

In terms of funding and delivery, the project capital costs will be met through funding
from the City Council, the FA, the Football Foundation and Sport England. The new
facilities would then be managed and run by a local Football Trust, which would
include representatives from the Council, the County FA, partner clubs and other
agencies with a direct concern for the well-being of publically accessible sports
facilities in Sunderland. The Trust will be responsible for running facilities, ensuring
their financial stability and independence, and it will be its responsibility to drive
football development and deliver the Football Development Plan and Business Plan
drawn up to support the funding applications for the project.

Page 37 of 101



As well as existing and proposed plans for the development, the application has
been accompanied by a wide range of supporting technical information, including:

- Planning Statement;

- Extended Phase 1 Habitat Survey;

- Great Crested Newt Survey;

- Flood Risk Assessment and Sustainable Drainage Strategy;

- Transport Statement;

- Visual Impact Assessment;

- Arboricultural Impact Assessment, with Tree Protection and Tree Constraints
Plans;

- Noise Assessment;

- Extraction system details;

- Preliminary Site Investigation Report and Ground Investigation Report;

- Lighting Assessment;

- Floodlighting specifications;

- Supporting Information to AGP proposals;

- Artificial turf specifications;

- Topographical surveys;

The Planning Statement includes details of the public consultation event carried out
in respect of the proposals, which involved an exhibition held at the Bunny Hill
Centre on 29" January 2018. The event was publicised by a leaflet drop to residents
in the area and comprised a number of display boards manned by Council officers
involved in developing the proposals.

Members should note that on receipt of the application, Council officers undertook a
'screening' exercise in order to determine whether the proposed development falls
within the remit of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017 and is likely to have such a significant impact on the
environment so as to warrant the preparation of an Environmental Impact
Assessment (EIA). Following the completion of the screening exercise and having
taken into account the relevant selection criteria in Schedule 3 of the Regulations, it
was concluded that the development is not 'EIA development' within the meaning of
the Regulations and so the preparation of an EIA is not required.

Members are also advised that the application site is wholly within the ownership of
the City Council and the application has been submitted by the Council’s Executive
Director of People Services.

REPRESENTATIONS

Public consultation — a public consultation exercise comprising the issuing of 232
no. letters to neighbouring properties (including properties in South Tyneside), the
posting of site notices and the display of a notice in the Sunderland Echo has been
undertaken. No representations have been received in response this consultation
exercise.
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Natural England — no comments to make on the application, on the basis that the
development is not likely to result in any significant impacts on statutory designated
nature conservation sites or landscapes. It is advised that the Council’s own
ecologists should be consulted in respect of potential impacts on protected species.

Highways England — offers no objections to the application.
Sport England — raises no objections to the application.

The consultation response sets out that it is Sport England’s policy to oppose the
granting of planning permission for any development which would lead to the loss of,
or prejudice the use of, all or any part of a playing field, unless one or more of the
five exceptions in its policy, ‘A Sporting Future for the Playing Fields of England’, is
applicable.

In this case, it is observed that the application proposes the construction of 3 no.
AGPs, which are to be built on land currently providing grass pitches and a sand-
dressed AGP. Exception E5 of Sport England’s policy is therefore relevant — this sets
out that development may be acceptable where it is for an indoor or outdoor sports
facility and its provision would be of sufficient benefit to the development of sport so
as to outweigh the detriment caused by the loss of the playing field or playing fields.

Sport England consider that the Parklife programme has clearly set out the benefits
the proposed development will bring in terms of quantity and quality of football
facilities and football participation and it is recognised that the new AGPs will be built
to FA standards and will be able to accommodate a significant amount of play
without a decline in their quality. Sport England also confirm that England Hockey do
not object to the loss of the existing sand-based AGP, on the basis that other
facilities are available within the City area (at the Sandhill and Raich Carter Sports
Centres), whilst the Football Foundation is fully supportive of the proposals.

To conclude, Sport England has confirmed there is no objection to the proposed
development as it is considered to meet exception ES5 of its policy. Furthermore,
given the way the project is to be funded and delivered, Sport England do not require
any conditions specifying further details on the design or use of the facilities.

South Tyneside Council (consulted as an adjoining Local Authority) — consider that
the proposals will have no unacceptable impacts on South Tyneside borough,
although given the site’s location within the inter-authority Green Belt corridor, it is
recommended that due regard is given to the relevant national planning policies
governing development in the Green Belt.

Tyne and Wear Fire and Rescue Service — no objections to the proposals.

Nexus (Tyne and Wear Passenger Transport Executive) — no objections to the
proposals.

Tyne and Wear County Archaeologist — no comments to make.
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Council’s Natural Heritage team — initially confirmed that the proposals were
acceptable in principle but further information was required before the application
could be approved. The following comments/observations were provided:

- Some areas of the application site have not been properly surveyed, most
notably the pond to the south-east of the site;

- The proposals will result in the loss of greenspace and habitats to
hardstanding and other artificial and built structures, whilst there will also be
an increase in external lighting and noise. Measures to mitigate and
compensate these effects should be clear and sustainable and in this regard,
it is observed that opportunities exist to improve woodland and grassland
habitats, create scrub and wetlands and provide bat and bird roosting units;

- Alandscaping schedule should reflect recommended habitat creation and
management on and off-site to compensate and integrate the ecological and
amenity features of the site and surrounding area;

- The recommendations provided by the Extended Phase 1 Survey should be
implemented if the application is approved;

- With regard to Habitats Regulations Assessment (designed to assess the
effect of development on the European-protected sites along the Durham and
Northumberland coast), the nature and location of the proposed development
are such that as the competent authority, the Council could not record a likely
significant effect from construction or operational phases of development on
the key features of the coastal sites and as such, there is no requirement for a
Screening Opinion or Appropriate Assessment.

Additional information was subsequently submitted, in the form of a revised
Extended Phase | Habitat Survey and Report, which now addresses the entire ‘red
line’ boundary of the application site. The Council’s Natural Heritage team has
confirmed that the revised report provides an acceptable consideration of the
ecological and biodiversity issues pertaining to the site and that the proposals are
acceptable in relation to these matters.

It is recommended, however, that in the event the application is approved, conditions
are imposed requiring the submission and approval of an ecology and biodiversity
improvement scheme, informed recommendations made by section 5.0 of the
Survey and Report. Such a scheme should include details of on and off site
improvements to existing woodland, hedgerows, trees and wetland, grassland and
scrub creation, bat and bird roost and nest units in buildings, and a long-term
maintenance schedule to sustain habitats and features in favourable condition.

Council’s Environmental Health team — has considered the proposals in respect of
land contamination, noise and light pollution, odour (from food preparation) and
construction management practices. In summary, the proposals are considered to be
acceptable, subject to the imposition of a series of conditions.

With regard to land contamination, it is considered that the surveys and reports
submitted with the application adequately demonstrate that contamination will not be
a significant constraint on the proposed development. It is advised, however, that
conditions requiring the submission and approval of a Phase Il intrusive site
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investigation, remediation strategy/verification plan and verification report (if
necessary) are imposed.

With regard to noise pollution, it is recognised that the submitted Assessment
concludes that noise from outdoor sports and vehicular movements will not have a
significant adverse effect on the nearest noise-sensitive receptors (i.e. the nearest
dwellings). The conclusions of the Assessment are, however, based to a degree on
assumptions and noise modelling and consequently, it is recommended that
conditions to the following effect are imposed in the event the application is
approved:

1) Condition requiring submission and approval of a validating noise monitoring
assessment exercise, to demonstrate that predicted noise levels are accurate. The
exercise should also, if necessary, proposed mitigation measures to reduce noise
levels.

2) The submission and approval of a noise management plan, which should set out
means to ensure local residents will not be unacceptably disturbed by noise from the
development.

3) The rated noise level of external plant limited to a maximum level of 39dB La(inr)
at the facade of the nearest noise sensitive receptor, as determined in accordance
with BS 4142:2014.

4) Amplified music not to be played unless a noise assessment and noise
management plan is submitted to and approved by the Council as Local Planning
Authority.

With regard to lighting, it is considered that the proposed specifications are
acceptable and will not result in unacceptable light pollution, subject to a condition
requiring the floodlighting to be switched off at 22:00.

With regard to odour, it is recommended that an odour risk assessment is submitted
for the approval of the Council as Local Planning Authority. The assessment should
serve to demonstrate that any odour abatement measures will be appropriate for this
location, the type of food to be cooked and the proximity of sensitive receptors.

Council’s Flood and Coastal Team, in role as Lead Local Flood Authority
(LLFA) — confirm that the proposals are acceptable in relation to flood risk and
drainage, subject to the imposition of a condition requiring the submission of final
drainage details prior to commencement on site.

Council’s Highways team — no objections to the proposed development. It is noted
that the existing access arrangements are to remain, which is considered to be
acceptable given that the Transport Assessment submitted with the application
demonstrates that Kingsway Road is able to accommodate anticipated traffic flows
during times of peak demand.

The proposed car and coach parking at the site meets the FA’s requirements and
also provides additional capacity to address local requirements; the amount of
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parking provided is therefore considered to be adequate to cater for the
development.

Further advice is also provided in respect of Stopping Up procedures under sections
247 and 257 of the Town and Country Planning Act 1990 (as amended).

The Council’s Public Rights of Way (PROW) officer has also advised that the
proposed stopping up of bridleways and footpaths within the site has been subject to
a pre-order consultation with members of the public, to which respondents offered
support for the proposals. The PROW officer has stated that the proposed alternative
footpath and bridleway arrangements are considered to offer a good balance of
replacement routes and so there is no objection to the scheme in respect of its effect
on public access within and around the site.

RELEVANT PLANNING POLICY

The National Planning Policy Framework (NPPF) provides the current Government
planning policy guidance and development plans must be produced, and planning
applications determined, with regard to it. At the heart of the NPPF is a ‘presumption
in favour of sustainable development’ which, as per the advice of paragraph 14,
should be seen as a ‘golden thread’ running through both plan-making and decision-
taking. For decision-taking, this means:

e Approving development proposals that accord with the development plan
without delay; and

e Where the development plan is absent, silent or relevant policies are out-of-
date, granting permission unless:

o any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the
Framework taken as a whole; or

o specific policies in this Framework indicate development should be
restricted.

In order to deliver the sustainable development it seeks, paragraph 17 of the NPPF
sets out a series of 12 'core planning principles' which should underpin plan-making
and decision-taking. Particularly relevant in this case are the principles that
development should:

- Take account of the different roles and character of different areas, promoting
the vitality of our main urban areas, protecting Green Belts around them,
recognising the intrinsic character and beauty of the countryside and
supporting thriving rural communities within it;

- Support the transition to a low carbon future, taking full account of flood risk
and coastal change, and encourage the re-use of existing resources;

- Contribute to conserving and enhancing the natural environment and reducing
pollution;

Page 42 of 101



- Encourage the effective use of land by re-using land that has been previously
developed;

- Promote mixed use developments and encourage multiple benefits from the
use of land in urban and rural areas, recognising that some open land can
perform many functions;

- Actively manage patterns of growth to make the fullest possible use of public
transport, walking and cycling, focusing significant development in locations
which are or can be made sustainable;

- Take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural facilities
and services to meet local needs;

Regard should also be given to section 8 of the NPPF, which is concerned with
promoting healthy communities, and in particular paragraphs 73 and 74, which
stress that access to high quality open spaces and opportunities for sport and
recreation can contribute importantly to health and well-being and that existing open
space, sports and recreational buildings and land, including playing fields, should not
be built on unless certain circumstances apply.

Section 9 of the NPPF, meanwhile, is concerned with the protection of Green Belt
land and it stresses (at paragraph 79) that the Government attaches great
importance to Green Belts — the aim of policy is to prevent urban sprawl by keeping
land permanently open; the essential characteristics of the Green Belt being their
openness and permanence. The policies contained within section 9 essentially serve
to severely restrict the forms of development which are appropriate in the Green
Belt.

These core principles of the NPPF feed into policies B2, CN2, CN3, CN4, CN5,
CN17, CN22, L7, EN5, EN12, EN14, T10, T14, T22, NA21, NA29, NA31 and NA35
of the Council's adopted Unitary Development Plan (1998), which are considered to
be relevant to the consideration of this application.

Members should note, however, that paragraph 215 of the NPPF makes clear that
due weight should be given to relevant policies in existing plans according to their
degree of consistency with the NPPF (the closer the policies in the plan to the
policies in the Framework, the greater the weight that may be given). Where there is
inconsistency between a UDP policy and the NPPF, this will be highlighted by this
report and guidance provided as to the appropriate weight to give to the UDP policy
in question.

As Members may be aware, on 19th July 2017 the Council's Cabinet approved a
Draft Core Strategy and Development Plan (CDSP) for consideration and a public
consultation on the first draft ended on 2nd October 2017. Pertinently, draft policy
HWS3 of the Draft CDSP sets out that the Council will support the development of
cultural, leisure and tourism development within the City to enhance and diversify its
offer and a list of proposals to be given particular supported by the Council is
provided — included in this list is the development of new sports hubs at Washington,
Sunderland North and Sunderland South as part of the FA’s Parklife programme.
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In giving consideration to the draft policies contained within the Draft CDSP, regard
must be had to paragraph 216 of the NPPF, which states that:

"From the day of publication, decision-takers may also give weight to relevant
policies in emerging plans according to

- The stage of preparation of the emerging plan (the more advanced the preparation,
the greater the weight that may be given)

- The extent to which there are unresolved objection to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given) and
- The degree of consistency of the relevant policies in the emerging plan to the
policies in the Framework (the closer the policies in the emerging plan to the policies
in the Framework, the greater the weight that may be given"

With regard to the above advice, clearly the Draft Plan has been prepared after the
publication of the NPPF, but the first consultation on the CDSP has only expired
recently. The weight that can be given to the draft CDSP is therefore extremely
limited to the extent that consideration of the application in question, in terms of the
development plan, will be only made using the aforementioned relevant policies
within the Council's adopted Unitary Development Plan and with regard to any other
material considerations.

Also relevant in respect of this application is Sporting Future: A New Strategy for an
Active Nation (2015), a cross-government strategy which seeks to tackle the flat-
lining levels of sport participation and high levels of inactivity in the country. Through
the Strategy and future funding mechanisms, the Government aims to create a more
physically active nation and it places a particular focus on grassroots investment.

In addition, regard should be given to Sport England’s ‘Towards and Active Nation
Strategy 2016-2021°, which has been prepared in response to the Government’s
Sporting Future Strategy and focuses on the benefits that sport participation can
bring to people and society, built around a set of five outcomes: physical wellbeing,
mental wellbeing, individual development, social and community development and
economic development. Public funding will be targeted to deliver these outcomes,
hence the Parklife programme.

Finally, the FA’s ‘National Game Strategy for Participation and Development 2015-
19’ identifies the key challenges facing grassroots football and seeks to target these
challenges with £260 million of investment and the creation of ‘hubs’ across 30 cities
in England. The key areas targeted by the strategy are: boosting participation,
developing better players, better training and facilities and football workforce.

ISSUES TO CONSIDER
With reference to the above national and local planning policy background, it is
considered that the main issues to examine in the determination of this application

are as follows:

1. the principle of the proposed development, with particular regard to the policies
governing development in the Green Belt and development for sports and recreation;
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2. the implications of the development in respect of visual amenity;

3. the implications of the development in respect of residential amenity;

4. the impact of the proposed development on highway and pedestrian safety;

5. the implications of the proposed development in respect of flood risk and
drainage;

6. the implications of the proposed development in respect of ecology and trees;
7. the implications of the proposed development in respect of land contamination.

1. Principle of development

Relevant Green Belt policy

As noted previously, the application site lies entirely within the Tyne and Wear Green
Belt and so the local and national planning policies which govern development within
the Green Belt are applicable. Firstly, it is considered appropriate to reiterate that, as
is set out at paragraph 79 of the NPPF, the Government attaches great importance
to Green Belts and their fundamental objective of preventing urban sprawl by
keeping land permanently open, with the essential characteristics of Green Belts
being their openness and their permanence.

Paragraph 80 of the NPPF goes on to highlight the reasons for land being
designated as Green Belt and in this regard, it states that the Green Belt serves five
purposes, these being:

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

To prevent neighbouring towns from merging into one another;

To assist in safeguarding the countryside from encroachment;

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

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

Locally, policy CN2 of the Council’'s UDP states that a Green Belt will be maintained
which will:

(i) Check the unrestricted sprawl of the built-up area of Sunderland;

(i) Assist in safeguarding the City’s countryside from further encroachment;

(iii)  Assist in the regeneration of the urban area of the City;

(iv)  Preserve the setting and special character of Springwell village;

(v) Prevent the merging of Sunderland with Tyneside, Washington, Houghton-
le-Spring and Seaham and the merging of Shiney Row with Washington,
Chester-le-Street and Bournmoor.

Policy NA29, meanwhile, sets out that a Green Belt will be maintained along the
northern edge of the built up area, from the western edge of Monkwearmouth School
to Town End Farm.

Paragraph 81 of the NPPF is also of relevance in considering the merits of this
application — it states that once Green Belts have been defined, Local Planning
Authorities should plan to positively enhance the beneficial use of the Green Belt,
such as looking for opportunities to provide access; to provide opportunities for

Page 45 of 101



outdoor sport and recreation; to retain and enhance landscapes, visual amenity and
biodiversity; or to improve damaged and derelict land.

In terms of determining planning applications for development proposals within the
Green Belt, paragraph 87 of the NPPF states that ‘as with previous Green Belt
policy, inappropriate development is, by definition, harmful to the Green Belt and
should not be approved except in very special circumstances’.

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

In a similar vein, policy CN5 of the UDP states that care will be taken to ensure that
the visual amenities of the Green Belt will not be injured by proposals for
development within, or conspicuous from, the Green Belt.

To qualify the guidance of paragraphs 87 and 88, paragraph 89 of the NPPF states
that ‘a Local Planning Authority should regard the construction of new buildings as
inappropriate in Green Belt. Exceptions to this are:

e Buildings for agriculture and forestry;

¢ Provision of appropriate facilities for outdoor sport, outdoor recreation and for
cemeteries, as long as it preserves the openness of the Green Belt and does
not conflict with the purposes of including land within it;

e The extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;

e The replacement of a building, provided the new building is in the same use
and not materially larger than the one it replaces;

e Limited in-filling in villages, and limited affordable housing for local community
needs under policies set out in the Local Plan; or

e Limited in-filling or the partial or complete redevelopment of previously
developed sites (brownfield land), whether redundant or in continuing use
(excluding temporary buildings), which would not have a greater impact on the
openness of the Green Belt and the purpose of including land within it than
the existing development’

The list of exceptions provided by paragraph 89 of the NPPF is broadly replicated by
policy CN3 of the Council’'s UDP. There are, however, some subtle differences
between the two and in such circumstances, as per the requirements of paragraph
215, the more up-to-date policy guidance of the NPPF should take precedence. In
particular, Members should note that whereas paragraph CN3 sets out that proposed
facilities for outdoor sport and recreation must be ‘essential’ so as not to be
inappropriate in the Green Belt, paragraph 89 states that such facilities must only be
‘appropriate’.

Paragraph 90 of the NPPF states that certain other forms of development are also
not inappropriate in Green Belt provided they preserve the openness of the Green

Page 46 of 101



Belt and do not conflict with the purposes of including land within the Green Belt.
These are:

e Mineral extraction;

e Engineering operations;

e Local transport infrastructure which can demonstrate a requirement for a
Green Belt location;

¢ The re-use of buildings provided that the buildings are of permanent and
substantial construction; and

e Development brought forward under a Community Right to Build Order.

Similarly, policy CN4 of the UDP states that the carrying out of engineering or other
operations or the making of material changes of use are inappropriate within the
Green Belt unless they maintain openness and do not conflict with the purposes of
including land within the Green Belt.

Consideration of proposals with regard to Green Belt policy

As set out above, paragraph 81 of the NPPF encourages Local Planning Authorities
to plan for enhanced outdoor sport and recreation opportunities in the Green Belt.
Given that the proposals are ultimately designed to improve the outdoor football
facilities available at an established complex and will improve the public recreational
offer of the site, it is considered that, in the broadest possible terms, the
development is consistent with the NPPF’s land use objectives in relation to the
Green Belt.

New buildings as ‘appropriate’ facilities

The proposed new buildings at the complex must, however, be assessed against
paragraph 89 of the NPPF, which stresses that the construction of new buildings
(and at this point, Members should note that the definition of ‘buildings’ provided by
section 336 of the Town and Country Planning Act 1990 (as amended) refers to ‘any
structure or erection’, such as floodlights, fencing etc.) for outdoor sport and
recreation are only not inappropriate in the Green Belt where the buildings are
‘appropriate’ in terms of their relationship with the associated outdoor sport and
recreation facilities; the openness of the Green Belt is preserved; and there is no
conflict with the purposes of including land within the Green Belt.

In this regard, the proposed development involves a range of new buildings and
structures, namely the erection of security and ball-stop fencing around the grass
pitches, AGPs and within the site and the erection of floodlighting columns, together
with the extensions to the existing pavilion building. There will also be a new
children’s play area, bin store, equipment store and lighting columns to the car
parking areas and paths.

In order to establish whether the new buildings are ‘appropriate’, it is pertinent to
consider the role the buildings will play in supporting the wider complex and in this
regard, reference is made to Sport England’s ‘Planning for Sport: Development
Management’ (guide 3 of 4) which advises that ‘the provision of appropriate facilities
should include those which help to secure the long-term sustainability of a sports
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facility, or enhance their quality and/or accessibility thereby maintaining and
increasing participation’.

The remodelling and proposed extensions to the existing pavilion building are
primarily designed to support the outdoor sports facilities at the complex, in that they
will afford improved and expanded changing facilities to cater for players and
officials, together with reception facilities, a bar and kitchen, office space and a
social/community space. All are considered to represent the type of facilities to be
reasonably expected at a sports complex of this nature. Similarly, the proposed
floodlighting is required to maximise the use of the AGPs insofar as it allows for play
into hours of darkness, whilst the proposed fencing is needed for purposes relating
to health and safety and security. The play area structures, bin store, equipment
store and lighting to the car parking areas, meanwhile, are minor ancillary features to
the wider complex which support its day-to-day running and role as a place of
informal outdoor recreation and so are also considered appropriate.

The proposed extension to the pavilion building will also accommodate a health and
fitness gym suite, which, according to the Planning Statement submitted with the
application, is intended to complement the outdoor sports facilities at the complex
and would replace the gym which was present in the pavilion building until two years
ago. The Statement continues by advising that the proposed gym suite is an integral
part of the development and the facilities to be available at the site and will generate
a revenue stream which will support the sustainable operation of both the hub at
Downhill and those proposed at the Northern Area Playing Fields and Ford Quarry.
Indeed, the Statement advises that these projects are unlikely to be viable without
the income generated by the gym.

The Statement also suggests that the gym will afford a combined health and fitness
and football offer at the complex, which will bring benefits such as increased
participation, more inclusive and better provision and an improved overall experience
for users and spectators.

Given the above, it is considered that the proposed health and fitness suite is, with
regard to the requirements of paragraph 89 of the NPPF, ‘appropriate’ insofar as it is
designed to complement and support, including financially, the outdoor sports
facilities at the complex. Furthermore, for the reasons set out above, all the other
proposed buildings are considered to be ‘appropriate’ in respect of their role in
supporting the overall use of the wider complex.

New buildings and purposes of including land within Green Belt

Whilst it is considered that the buildings proposed by the application represent
‘appropriate’ facilities for outdoor sports and recreation, and so satisfy the
requirements of paragraph 89 of the NPPF in this respect, paragraph 89 also sets
out that such development must preserve the openness of the Green Belt and must
not conflict with the purposes of including land within the Green Belt.

The reasons for designating land as Green Belt are set out by aforementioned

paragraph 80 of the NPPF and, on a local level, by policy CN2 of the Council’s UDP.
It is also observed that paragraph 20.70 of the Council’s UDP sets out that the
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original Community North Sports Complex would provide a ‘buffer’, protecting
agricultural land to its north from trespass as well as effecting environmental
improvements.

With regard to the Green Belt’'s purpose of restricting urban sprawl, preventing the
merging of settlements and safeguarding encroachment into the countryside, it is
recognised that the proposed development will serve to increase the number of
buildings and structures already present at the complex. The proposals do, however,
focus development at an established site where a wide range of buildings and
structures supporting the outdoor sports facilities already exist — the proposals do
not, for instance, encroach beyond the established boundaries of the complex and
do not require land which is not currently developed. Furthermore, despite the
proposed development, the complex would still be dominated and fundamentally
characterised by outdoor sports pitches and expanses of grassed landscaping, tree
planting and woodland.

As noted by paragraph 20.70 of the UDP, the complex has a role in providing a
buffer between the urban edge of the Downhill and Red House housing estates and
the agricultural land to the north and it is ultimately considered that the site would still
fulfil this role in the event the current planning application is approved. In this regard,
for the reasons set out above, it is considered that the site will continue to assist in
checking urban sprawl and nor will it result in any unacceptable encroachment into
the countryside or erode the distinction between the northern edge of Sunderland
and the settlements of East and West Boldon to the north.

The Green Belt also has a role to play in supporting the regeneration of existing
urban areas and whilst the development does not directly assist in regenerating an
established built-up area of the City, the proposals will at least support the significant
improvement and revitalisation of an established outdoor sports complex on the
urban edge of the City.

The Green Belt at this location does not assist in preserving the setting and special
character of an historic town (neither East or West Boldon are identified as such by
South Tyneside MBC'’s Local Development Framework); consequently, and given
the conclusions set out above in respect of the other reasons for maintaining a
Green Belt, it is considered that the proposed development will not conflict with the
five purposes the Green Belt serves as identified by paragraph 80 of the NPPF and,
locally, policies CN2 and NA29 of the Council’s UDP.

New buildings and impact on openness of Green Belt

As highlighted previously, paragraph 89 of the NPPF also requires buildings
providing appropriate facilities for outdoor sport and recreation to preserve the
openness of the Green Belt whilst paragraph 88 requires Local Planning Authorities
to give substantial weight to any harm being caused to the Green Belt. As per
paragraph 79, Green Belts are characterised by their openness. Policies CN3 and
CNS5 of the Council’s UDP also seek to protect the openness of the Green Belt
around Sunderland.
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The play area, bin store, equipment store and lighting posts to the car parks are, as
highlighted previously, minor ancillary features located centrally within the complex
and it is considered that given their siting, design, height and size, they will not have
an appreciable impact on the openness of the Green Belt.

However, the extensions to the pavilion represent significant additions to the existing
building. Indeed, as highlighted previously, with regard to paragraph 89 of the NPPF,
they are considered to be ‘disproportionate’ additions to the building — the southern
extension alone has a footprint of approximately 760 sq. metres and a height of over
6 metres and so is of substantial mass and bulk. The proposals also involve the
provision of 14 no. floodlighting columns, each of which has a height of 15 metres, in
comparison to the 8 no. floodlights currently in situ around the perimeter of the
existing artificial pitch. In addition, the application proposes extensive lengths of 2
metre high ball-stop and security fencing around the AGPs, the grass pitches and
within the site.

Given the extent and nature of the new buildings proposed by the application, it is
considered that these elements of the overall scheme will have an impact on the
openness of this part of the Green Belt. It is considered, however, that this impact
will be relatively limited, for the reasons discussed below.

In assessing the prevailing characteristics of the site, it is firstly noted that the site
lies on the edge of the existing urban area and already features a range of buildings
and other development associated with the existing facilities present at the site. It is
also observed that views into the complex are limited due to it being almost
completely surrounded by trees and woodland, which serve to screen and filter the
views towards the pitches and pavilion buildings. These trees and woodland are to
be almost wholly retained in association with the development, thus maintaining the
existing dense coverage around the edge of the complex.

Internally, when approaching from along the access avenue, the site topography
means the pavilion building and AGPs are only apparent when almost upon their
location within the wider complex.

Given their height, the new floodlighting columns will be apparent in views towards
the complex from a number of vantage points, as is evidenced by the Visual Impact
Assessment submitted with the application, but their slim line profile and galvanised
steel finish will serve to significantly limit their visual presence and ensure their
impact on the Green Belt’s openness is limited. The spillage from the floodlighting
(and other lighting to the car park and pavilion building) will also be minimised by the
lighting design and output complying with the requirements for Environmental Zone
E2 (an area of low brightness, such a village or relatively dark outer suburban
location), which in turn ensures the lighting illuminates the pitches rather than the
sky.

Furthermore, the pavilion building is situated relatively centrally within the complex
and its fairly low profile and form means it is only partially visible above the existing
tree planting and woodland in views towards the site, including from within and
adjacent to the residential areas to the south and south-east of the complex. The
extended building will be of greater prominence when viewed from within the
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complex, including when approaching its location from along the entrance avenue
and other pedestrian routes into the site, but it will be seen within the context of the
range of buildings and facilities present and proposed at the eastern part of the site.

It is also acknowledged that despite the additional floorspace and volume created by
the extensions to the pavilion, the extensions have been designed so as not to
dominate the existing building; for example, the roofline of the main extension sits
largely below the roof of the existing pavilion and at no point are the extensions of
any greater height than the existing building.

The security and ball-stop fencing, meanwhile, is largely screened from views taken
from outside the complex, and whilst the overall extent of new fencing means it will
be readily apparent from within the complex, its lightweight, dark-green mesh design
will serve to limit its visual presence and its impact on the openness of the Green
Belt.

To summarise, it is considered that whilst there will be some impact on the openness
of the Green Belt, its openness will, overall, be largely maintained by the proposed
new buildings at the site.

With regard to the above, it is considered that the proposed new buildings will have
an impact on the openness of this part of the Green Belt. Although it is considered
that this impact is limited, an impact being identified means that the proposals give
rise to conflict with the requirements of paragraph 89 of the NPPF and policy CN3 of
the UDP that the openness of the Green Belt is preserved.

Consequently, and as per paragraph 89 of the NPPF’s advice, the proposed
buildings should be regarded as inappropriate in this Green Belt location; as per the
terms of paragraph 87 of the NPPF, such development is, by definition, harmful to
the Green Belt.

Policy governing alterations and extensions to existing buildings

The preceding sections of this report have focused on the part of paragraph 89
which is relevant to proposed new buildings for outdoor sport and recreation. With
specific reference to the pavilion building, regard must also be had to the part of
paragraph 89 which relates to alterations and extensions to existing buildings and to
this end, it states that any such alterations or extensions are only not inappropriate if
they do not result in disproportionate additions over and above the size of the
original building.

In this case, the existing pavilion building accommodates 845m? of floorspace, which
will expand to 1730m? of floorspace as a result of the proposed extensions. This
equates to a 104% increase in the floorspace of the pavilion building and the
provision of over 5000m? of additional volume. Given that the footprint of the existing
building will more than double as a result of the proposed extensions and given the
amount of additional volume to be created, it is considered that it cannot reasonably
be argued that the proposed extensions represent ‘proportionate’ additions to the
existing pavilion.
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Consequently, the proposed extensions and alterations to the pavilion building would
not comply with the requirements of paragraph 89 in this regard and so must be
considered as inappropriate development in the Green Belt on the basis that they will
result in disproportionate additions over and above the size of the original pavilion
building.

Very special circumstances

For the reasons set out above, it has been found that the proposed new buildings for
outdoor sports and recreation are inappropriate in the Green Belt on the basis that
they do not maintain its openness. Furthermore, the extensions and alterations to the
pavilion building are disproportionate and so also represent inappropriate
development in the Green Belt.

Paragraph 87 of the NPPF advises that such inappropriate development should only
be approved in very special circumstances, whilst paragraph 88 states that Local
Planning Authorities should ensure substantial weight is given to any harm to the
Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to
the Green Belt by reason of inappropriateness, and any other harm, is clearly
outweighed by other considerations.

It is therefore necessary to consider whether the ‘very special circumstances’
required by paragraphs 87 and 88 of the NPPF exist in this case which are able to
outweigh the harm caused to the Green Belt.

In this regard, the Planning Statement submitted with the application has sought to
demonstrate that ‘very special circumstances’ exist which serve to outweigh the
harm caused by the inappropriate development in the Green Belt.

The Statement firstly provides an overview of the work undertaken to identify
prospective sites for the Parklife hubs in 2015. As part of this exercise, 23 potential
sites were initially identified, including land owned by the Council, schools and the
private sector, and a scoring system reduced the number of sites to six — Community
North Sports Complex, Ryhope Recreation Ground, Ford Quarry, Silksworth Leisure
Centre, Northern Area or Southern Area (Washington) and Leyburn Grove
(Houghton).

A second phase of assessment was then carried out, which used FA modelling
criteria to determine future pitch demand and then assessed each of the six sites
against specific constraints, namely:

Flooding and drainage;
Accessibility;
Topography;

Site investigations;
Utilities;

Planning status;
Location;
Neighbouring uses;
Site size;
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e Need/demand in the area;
e Ecology.

Having considered the six sites against these constraint criteria, officers from the
City Council, the FA, Sport England and the Football Foundation determined that the
three chosen hub sites were most suitable, noting that all three have an existing
strong football presence and provide a ready-made football market to engage with
and deliver the Parklife programme’s principles and requirements.

The Statement submitted with the application then goes on to focus on the perceived
‘need’ for the development; the demand and benefits of the Parklife programme and
the wider economic and social benefits arising from the development.

In considering ‘need’, the Statement highlights that the budget for the City Council’s
Responsive Local Services (RLS) function has reduced by 48% since 2010. The
RLS budget covers the provision and maintenance of grass football pitches and the
inevitable result of this budget reduction has been a decline in the pitch maintenance
programme, to the extent that in 2016/17, the Council maintained 25 fewer grass
pitches than in 2014/15 (49 pitches instead of 74 pitches).

The Statement advises that the Football Foundation, Sport England and the Football
Association all recognise that Local Authority budget reductions are affecting the
quantity and quality of facilities, which in turn is one of a number of factors
contributing to a decline in football participation. Programmes such as ‘Parklife’ have
been established to try and arrest this decline.

The proposed ‘hub’ developments therefore represent a proactive drive by the City
Council to raise standards of football facility provision whilst reducing the reliance on
its budget. The hubs are considered to represent an alternative and sustainable
model which will assist in arresting the decline in facility quality and support the
growth and prosperity of grassroots football.

In terms of ‘demand’, the Statement sets out that the pitches at the complex are
already well-used, but the site has limited provision and offers very poor changing
facilities which do not allow for inclusive use. The complex therefore lends itself to an
enhancement of pitches and facilities to permit wider, inclusive participation and a
better provision and experience for spectators.

The City-wide demand and need for pitches has been assessed by the Council’s
Sunderland Playing Pitch Plan (PPP) Needs Assessment (December 2017) and this
has identified a significant shortfall in youth and mini-pitches across the City. In
particular, there exists a shortfall in pitches suitable for fulfilling the fixtures of the
Russell Foster Youth League, which is leading to pitches outside of the City being
used. In addition, the PPP has forecast an increased demand for youth football
pitches (based on participation and population increases) which can be equated to
an additional 39.5 match-equivalent sessions per week across the differing pitch
types. The PPP concludes that the level of demand it identifies can be
accommodated by the pitch facilities proposed at the three hub sites.
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The PPP has also highlighted a shortfall of 10 no. artificial (3G) pitches in
Sunderland, based on a current total of 626 youth, adult and veteran football teams
(forecast to increase to 657 teams) training once per week on a floodlit 3G surface
(such availability being a long-term ambition of the FA) and each 3G pitch being able
to accommodate training by 42 teams. This excludes any additional demand for the
playing of competitive matches.

In terms of the ‘benefits’ of improved facilities, the Statement highlights that often,
pitches lack the drainage and maintenance required to sustain desired levels of use.
Pitches receiving little maintenance or on-going repair will be of poor quality and only
able to accommodate a limited number of games and/or training sessions. Artificial
pitches, meanwhile, can offer back-to-back game and training time over a weekend
and during the evening and do not require close-season maintenance. Artificial
pitches are also durable and are not prone to being unusable during inclement
weather.

Although the proposed development involves the loss of usable grass pitches, the
overall site usage will significantly increase, resulting in greater capacity across the
playing season for training and match play and a greater number of playing pitches
being marked on the artificial surfaces.

To summarise, there is currently an insufficient supply of full-sized 3G pitches to
meet current anticipated future demand based on the FA'’s training model for football
and also demand from other sports (particularly rugby union). The present and future
shortfalls identified by the football training model would be met by the progression of
the Parklife programme in Sunderland, with the total number of pitches delivered
meeting demand and supporting the growth aspirations of the Partner clubs at each
hub. To this end, the Statement points to the established Parklife hubs in Sheffield,
where every club using the facilities have increased their team numbers to the extent
that one club now has a waiting list for members for the first time in its history.

With regard to the ‘economic benefits’ of the proposed development, the Statement
suggests that the provision of high quality leisure facilities will contribute to the
attraction and retention of residents and can play a role in assisting in the
regeneration of the City by attracting inward investment and contributing to the local
and regional economy. In this regard, the Sunderland Parklife proposals will be the
first and, potentially, the only one of their kind in the region.

The hubs will also provide direct opportunities for local employment and training
initiatives. Furthermore, the Statement advises that a new charitable football trust is
to be set up to oversee football development in Sunderland, including the hub sites.
Any surplus generated by the trust will be reinvested in football across the City.

In terms of the ‘social benefits’ of the development, the Statement highlights the
advice of the Government’s National Planning Practice Guidance website which, in
the ‘Health and Wellbeing’ section, emphasises the importance of delivering sports
and recreation facilities to provide health and recreation benefits for people living and
working nearby. Improving the health of the City’s population is also one of the City
Council’s key priorities, as highlighted by the Council’s draft Core Strategy and
Development Plan, and in this regard, Sunderland lags behind much of England in
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terms of social and economic disadvantage and life expectancy and a greater
proportion of the population live with a debilitating condition.

The Statement also advises that the Parklife programme represents an opportunity
to increase participation in regular physical activity, play, sport and recreation across
all age ranges, thereby delivering significant benefits in terms of physical and mental
wellbeing. To this end, as part of the Parklife programme, the Council will be
required to deliver social outcomes against the five key performance indicators set
by the Department for Digital, Culture, Media and Sport (DCMS), which are designed
to increase the percentage of the population taking part in sport and physical activity
across all demographics. Furthermore, at each hub, the operator, as guided by the
Football Trust, will have responsibility to ensure that the positive social outcomes
being sought are being delivered by the clubs and agencies/charities/organisations
using the facilities it affords.

The Statement concludes by suggesting that the benefits set out above should be
taken as representing the ‘very special circumstances’ sought by paragraphs 87 and
88 of the NPPF to justify the proposed buildings in the Green Belt. Furthermore, it is
considered that the ability of the site to meet identified needs for additional outdoor
sport and recreation facilities and the absence of suitable alternative sites on which
this need can be met represents a very special circumstance.

Consideration of harm and very special circumstances

As concluded earlier in this report, it is considered that the proposed extension to the
pavilion building, floodlighting and fencing will have an impact on the openness of
the Green Belt at this location and whilst this impact has been found to be limited,
with regard to paragraph 89 of the NPPF, the new buildings represent inappropriate
development within the Green Belt. The extensions to the pavilion are also
disproportionate and so are also inappropriate in the Green Belt for this reason.

Paragraph 87 defines inappropriate development as being harmful to the Green Belt
and states that it should not be approved except in very special circumstances.
Paragraph 88 requires Local Planning Authorities to ensure that substantial weight is
given to any harm to the Green Belt and advises that ‘very special circumstances’
will not exist unless the potential harm to the Green Belt by reason of
inappropriateness, and any other harm, is clearly outweighed by other
considerations.

The Planning Statement submitted with the application has sought to demonstrate
that very special circumstances do exist which serve to outweigh the potential harm
to the Green Belt as a result of the development. In order to establish whether this is
the case, the very special circumstances identified by the Statement must be
considered against the potential harm to be caused to the Green Belt by virtue of the
development’s inappropriateness.

In assessing this matter, it is firstly necessary to consider the level of potential harm
the new buildings would cause to the openness of this part of the Green Belt and as
set out earlier in this report, the potential harm to openness resulting from the
proposed development has been found to be limited.
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The very special circumstances put forward by the Planning Statement are,
meanwhile, considered to be comprehensive and, it is considered, should be given
significant weight.

Firstly, it is considered that the submitted Statement adequately demonstrates that a
robust site selection process has been undertaken and that the Community North
Sports Complex is one of only three established sites for outdoor sport and
recreation within the City which are reasonably suitable for accommodating the
proposed hub development and delivering the objectives of the Parklife programme.
Whilst the application site is within the Green Belt, the proposals do serve to focus
development on an existing and established outdoor sports complex.

The Statement then goes on to demonstrate that the proposed hub would have a
significant role to play in arresting the decline in quantity and quality of football
pitches in the City Council area which, as has been highlighted, has arisen as a
result of the Council’s diminishing financial resources. The sustainable business
model for the operation of the hub would also mean that in the long-term, the burden
on public finances will be significantly lessened. In this regard, it is considered that
there is a clear need for the development.

The proposals would also serve to address a pressing existing and future demand
for improved football facilities in Sunderland, particularly in terms of the numbers of
artificial pitches, thus increasing the availability of pitches for both training sessions
and competitive matches for clubs and teams across all age ranges and abilities. In
this regard, the development would assist in achieving the FA’s objectives in terms of
delivering access to pitches for regular training.

The social benefits of the proposals are also considered to be significant, in that the
provision of the hub will have a key role to play in delivering opportunities for
inclusive participation in football across all demographics, thus supporting both local
and national objectives to improve the health and wellbeing of the local population by
improving opportunities for access to sporting and recreational facilities.

Allied to the above, it is evident that the proposed hub has either the clear specific
support of, or would serve to fulfil the strategic aims and objectives of, a series of
national bodies, namely the Football Association, Football Foundation and Sport
England, and also has the full support of the County FA and the City Council.

Given the above, it is ultimately concluded that clear very special circumstances
exist which serve to outweigh the limited harm to the openness of the Green Belt
which would potentially arise from the proposed new buildings at the complex. The
development involving the erection of the proposed new buildings is therefore
considered to comply with the objectives of paragraph 88 of the NPPF in this respect
and consequently is not inappropriate in the Green Belt.

Paragraph 88 also requires, however, that ‘any other harm’ caused by the
development must also be outweighed by the very special circumstances identified.
To this end, an assessment of other relevant material planning considerations is
provided in the following sections of this report.
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Consideration of other aspects of development in relation to Green Belt policy

Up to this point, consideration has only been given to the elements of the proposed
development which constitute ‘buildings’ for outdoor sport and recreation. The
proposals also, however, involve other development, including the laying out of new
areas of car parking, the surfaces of the new artificial pitches and areas of new
landscaping and bunding. These aspects of the proposals must be considered
against the requirements of paragraph 90 of the NPPF, which states that certain
other forms of development, including engineering operations, are not inappropriate
in the Green Belt provided they preserve its openness and do not conflict with the
purposes of including land in the Green Belt. A similar approach is taken by policy
CN4 of the Council’s UDP.

With regard to these national and local policy objectives, it is observed that the
pitches are intended to be finished with a green-coloured artificial grass and so will
appear broadly similar to the natural turf pitches found elsewhere in the complex.
Similarly, the new bunding will be covered by grass so as to appear as naturalistic
landforms. As such, it is considered that both the new pitches and the bunding will sit
comfortably within the existing landscape of the complex and will not result in harm
to the openness of the Green Belt or conflict with the purposes of including the site
within the Green Belt.

The Statement submitted with the application advises that the final material to be
used for the areas of new car parking will be informed by recommendations made in
respect of sustainable drainage arrangements for the site, but it is nevertheless
anticipated that car parking bays will be constructed from porous paving or a form of
grasscrete. The use of a material such as grasscrete would, it is considered, serve to
limit the visual impact of the new car parking areas, but in any case, it is considered
that the provision of any form of hard surfacing to accommodate the car parking
would not harm the openness of the Green Belt at this location given the situation of
the car parking within the complex, its proximity to the other buildings/development
within the site and it being screened from external views into the site by existing
woodland, trees and landscaping. Nor would this development conflict with the
purposes of including the site within the Green Belt.

Nevertheless it is recommended that in the event Members are minded to Grant
Consent for the development, a condition be imposed requiring the submission and
approval of the final specifications for the surfacing material to be used for the new
areas of parking.

Given the above, it is considered that the ‘other’ development proposed in respect of
this application is appropriate in the Green Belt, having had regard to the guidance
provided by paragraph 90 of the NPPF and policy CN4 of the Council’'s UDP.

Summary of position in respect of Green Belt policy

To summarise the position in respect of considering the proposed development
against relevant national and local Green Belt policy, it is considered that the
proposed buildings represent appropriate buildings for outdoor sport and recreation
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and their erection would not conflict with the purposes of including the application
site in the Green Belt. It is considered, however, that the erection of the buildings will
cause some limited harm to the openness of the Green Belt. The extensions to the
pavilion building are also disproportionate in relation to the existing building.

It is considered, however, that very special circumstances exist which outweighs the
limited harm to the openness of the Green Belt which has been identified. As such,
the proposed new buildings are not inappropriate development within the Green Belt.

It is also considered that the proposed artificial pitches, grass bunding and car
parking will not harm the openness of the Green Belt or conflict with the reasons for
including land within the Green Belt.

The proposed development is therefore considered to be compliant with the
objectives of paragraphs 79, 80, 87, 88, 89 and 90 of the NPPF and policies CN2,
CN3, CN4 and CNS5 of the Council’s UDP.

Playing pitch/open space policies

With regard to development involving sports and recreation, paragraphs 69, 70 and
73 of the NPPF stress the role the planning system can play in creating healthy,
inclusive communities and providing access to high quality spaces and opportunities
for sport and recreation. Paragraph 74, meanwhile, states that existing playing fields
should not be built upon, unless: they are surplus to requirements; the loss would be
compensated by equivalent or better provision in terms of quantity and quality in a
suitable location; or, the development is for alternative sports and recreational
provision.

This approach in respect of development affecting playing field land is broadly
echoed by policy L7 of the Council’'s UDP. Policy NA21 of the UDP also sets out that
the Community North Complex will be maintained and enhanced for outdoor sports
facilities in a landscaped amenity setting.

Sport England is the statutory consultee on development proposals affecting sports
pitches and playing fields, and to provide a detailed policy framework with which to
consider such proposals, it has produced a Planning Policy Statement, entitled 'A
Sporting Future for the Playing Fields of England - Policy on planning applications for
development on playing fields'. Sport England's general position is that it will oppose
development which results in the loss of playing fields, in all but exceptional cases
where one of a list of specific circumstances outlined in the policy statement is
applicable.

In this case, although the new AGPs will be constructed on the site of existing grass
pitches and the existing artificial pitch at the complex, Sport England has formally
advised that the development is acceptable given that it will provide high-quality
replacement facilities, the benefits of which clearly compensate for, and outweigh the
loss of, the existing pitches. As such, exception E5 of Sport England’s policy
statement is satisfied. Furthermore, it is considered that the development is
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compliant with the requirements of paragraph 74 of the NPPF and policy L7 of the
Council’s UDP given the lost pitches will be properly compensated for at the site.

In addition to the above, as noted previously, the proposals have the full support of,
or assist in achieving the policy objectives of, a range of bodies involved in the
promotion of football and wider sports participation, including Sport England, the FA
and the Football Foundation.

Given the above, it is considered that the implications of the proposals in relation to
playing pitch policy are acceptable and the proposals satisfy the objectives of
paragraphs 69, 70, 73 and 74 of the NPPF and policies L7 and NA21 of the
Council’s UDP.

Consideration of development in relation to town centre policies

As detailed earlier in this report, the proposed remodelled and extended pavilion
building will accommodate a gym, a use which falls into use class D2 (assembly and
leisure) of the Town and Country Planning (Use Classes) Order 1987 (as amended).

Health and fitness centres are identified as being ‘town centre’ uses by the Glossary
to the NPPF and in the interests of maintaining the vitality and viability of existing
centres, paragraph 24 therein requires Local Planning Authorities to apply a
sequential test to direct such proposed uses to town and local centres first, followed
by ‘edge of centre’ locations and then, finally, and where appropriate, ‘out of centre’
locations. Paragraph 26, meanwhile, advises that unless Local Planning Authorities
have a locally adopted threshold (which, at the time of writing, the City Council does
not), then they should require an impact assessment to be undertaken in respect of
proposals for leisure development involving 2500 sq. metres of floorspace where it
would be located outside of a town or local centre. Paragraph 27 then states that
where a development proposal fails a sequential test or impact assessment, it should
be refused planning permission.

In this case, the proposed gym has a floorspace of only 458 sq. metres;
consequently, and having had regard to paragraph 26 of the NPPF, it is not
considered necessary for an impact assessment to be undertaken.

In terms of sequentially assessing the location of the proposed gym, whilst it is
recognised that the application site represents an ‘out of centre’ location, it is
considered appropriate to take into account that the proposed gym is designed to
complement, support and co-exist with the improved outdoor football facilities
proposed at the complex. The gym will also occupy the same building as the other
facilities designed to support the football provision and would, for example, share the
new changing facilities. The gym and football facilities are therefore tightly linked and
consequently, it is considered appropriate to conclude that the proposed gym could
not reasonably exist at, or be directed to, a more sequentially preferable site (i.e. a
town/local centre or edge of centre site).

Given the above, it is considered that the implications of the proposed gym in

respect of the relevant ‘town centre’ planning policies set out by paragraphs 24 and
26 of the NPPF are acceptable.
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Conclusion in relation to principle of development

The proposed development has been given careful consideration in respect of the
relevant local and national land use policies. For the reasons set out above, it is
considered that all aspects of the proposed development satisfactorily address the
policies which govern development in the Green Belt. The development also
complies with the relevant policies relating to sports and playing pitches and the
location of main town centre uses.

As a consequence, it is considered that the principle of the development is
acceptable in land use terms. The proposed development does, however, raise a
range of other material planning considerations, which are considered in more detail
below.

2. Implications of development in relation to residential amenity and visual
amenity

The core principles of the NPPF place a clear emphasis on delivering high standards
of design and amenity. To this end, section 7 of the NPPF sets out a requirement for
'good design', with paragraph 56 advising that the Government places great
importance to the design of the built environment and that it is indivisible from good
planning. Paragraph 64, meanwhile, states that planning permission should be
refused for development of poor design that fails to take opportunities available for
improving the character and quality of an area.

On a local level, policy B2 of the UDP requires new development proposals to
respect and enhance visual amenity, encouraging a high standard of design to new
buildings, and to maintain acceptable standards of amenity for existing residential
dwellings.

In addition to the above, paragraph 123 of the NPPF sets out that planning decisions
should aim to ensure that noise from new development does not have a significant
adverse impact upon health and quality of life. It is also stated, however, that Local
Planning Authorities should recognise that development will often create some noise
and that where an existing business seeks to develop, unreasonable restrictions
should not be placed upon them. Similarly, policy EN5 of the UDP states that where
development is likely to lead to increased noise levels in sensitive areas, an
appropriate assessment should be carried out, with mitigation measures
incorporated into the development where necessary.

More detailed guidance in relation to noise is provided by the Government’s National
Planning Practice Guidance website and the Noise Policy Statement for England,
whilst Sport England have produced a guidance note (‘Artificial Grass Pitch (AGP)
Acoustics — Planning Implications’) in relation to development involving new artificial
pitches. This in turn is informed by technical standards provided by the World Health
Organisation’s ‘Guidelines for Community Noise’ and British Standards 8233 and
4142.
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Also relevant in this case is paragraph 125 of the NPPF, which states that planning
decisions should seek to limit the impact of light pollution from artificial light on local
amenity, intrinsically dark landscapes and local amenity.

In this instance, it is evident that the majority of the new development proposed,
such as the security and ball stop fencing, floodlighting, artificial pitches etc. is
functional in nature. Nevertheless, where possible, it is clear that steps have been
taken to ensure its visual impact is minimised — for example, a green mesh will be
used for the fencing and the floodlighting columns are to be slim and coloured light
grey. The main extension to the pavilion building, meanwhile, is considered to
represent an acceptable addition to the existing building in terms of its scale, mass
and design. In combination with the other smaller extensions and wider external
alterations, it is considered that the development affecting the pavilion will serve to
refresh, modernise and improve its appearance, resulting in a more attractive and
appealing focus for the complex.

In terms of residential amenity, given the location of the pavilion building and new
pitches in relation to the nearest dwellings, it is considered that the proposed
physical development will not result in any materially greater harm to the residential
properties near to the complex than in comparison to the existing situation. To this
end, the pavilion occupies a central position towards the eastern end of the complex,
remote from the nearest dwellings (the nearest being almost 200 metres distant),
with the new artificial pitches even further to the east. As such, it is considered that
the extended pavilion, new fencing and floodlighting will not cause any of the nearest
properties to suffer a loss of outlook, privacy or experience any overshadowing.

With regard to potential noise and disturbance, it is recognised that the proposed
development is likely to result in a greater level of use of the facilities at the site than
has previously been the case. It is also likely that there will be a greater level of
activity into the evening than is presently the case given that more floodlit artificial
pitches will be available for use. Residents in the area could, therefore, experience
longer and more intensive periods of noise from the playing of matches, from the use
of the pavilion building and from traffic using the new car parks, and this could occur
into more sensitive periods of each day (i.e. into the evening).

The Noise Assessment submitted with the application has sought to assess the
levels of noise likely to be generated by the use of the AGPs by measuring noise
from such pitches at another location and setting this data against the prevailing
noise climate at the application site and the facades of the nearest residential
dwellings within Downhill and Red House to the south and south-west (i.e. around
Kenilworth Square, Kinghorn Square, Rockingham Road and Rishton Square). The
Assessment finds that the nearest residential dwellings will experience an increase
in noise of less than 1dB between the hours of 19:00 and 22:00, a level which will
have a ‘negligible’ impact on the amenity of these properties and will have ‘no
observed effect’ on the existing noise climate.

The submitted Assessment concludes that as it has been found that the noise
generated by use of the AGPs will have ‘no observed adverse effect’ (as defined by
National Planning Practice Guidance), it will not be intrusive and will not have the
‘significant adverse impact’ on amenity referenced by paragraph 123 of the NPPF.
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The Assessment has also considered the levels of noise likely to be generated by
increased use of the new areas of car parking, with the anticipated level of usage
informed by the Transport Statement submitted with the application. Again, the
Assessment concludes that noise from the use of the car parks will result in an
increase of less than 1dB being experienced at the nearest dwellings and so again,
there will be no significant adverse impact on their amenity.

The Assessment also makes recommendations on the maximum appropriate noise
levels generated by any new plant and machinery to the pavilion building.

In terms of the proposed AGP floodlighting and car park lighting at the site, the
submitted technical specification and Floodlighting Assessment makes it clear that
the lighting has been specifically designed to limit light pollution and spillage and is
suitable for an area where low light pollution is essential. The floodlighting will also
be fitted with timers to ensure the lights are automatically switched off at the end of
each day. The Assessment concludes that lighting at the site will not have an
unacceptable impact on the local environment in terms of light spillage and will not
adversely affect the amenity of nearby residential properties, in accordance with the
objectives of paragraph 125 of the NPPF.

As set out in the ‘Representations’ section of this report, the Council’s Environmental
Health officers have given full consideration to issues relating to noise and light
pollution. The proposed development has been found to be acceptable in respect of
these matters, subject to the imposition of a series of conditions designed to ensure
that light and noise pollution will not have a significant adverse impact on the
amenity of nearby residents.

Furthermore, the Environmental Health officer have confirmed that subject to the
undertaking of a satisfactory odour risk assessment, the nearest sensitive properties
are unlikely to experience any unacceptable effect on their amenity as a result of
odour from food preparation.

With regard to the above comments, it is considered that the implications of the
proposed development in respect of residential amenity, visual amenity and design
are acceptable. In assessing these matters, regard has also been given to matters
pertaining to noise, odour and light pollution. It is recommended, however, that
Members impose the conditions suggested by Environmental Health in the event
they are minded to approve the application. Subject to such conditions, it is
considered that the proposed development is acceptable and accords with the
requirements of policies B2 and EN5 of the UDP and the core principles and
paragraphs 56, 64, 123 and 125 of the NPPF in this regard.

3. Impact of development on highway and pedestrian safety
Section 4 of the NPPF promotes sustainable transport, with paragraph 32 stating
that development proposals which generate significant amounts of movement should

be supported by a Transport Statement or Transport Assessment. Decisions should
take account of: whether opportunities for sustainable transport modes have been
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taken up; whether safe and suitable access to the site can be achieved for all people
and; whether improvements can be undertaken within the transport network that
cost-effectively limit the significant impacts of the development. Development should
only be refused on transport grounds where the residual cumulative impacts of the
development are severe.

On a local level, policy T14 of the UDP states that new development proposals must
not give rise to conditions which are prejudicial to highway and pedestrian safety,
whilst policy T22 requires new development to be afforded an appropriate level of
dedicated parking. Policy T10, meanwhile, seeks to protect valuable footpaths and
upgrade existing routes, with policy NA35 identifies a route through the complex as
being a strategic multi-user route.

With regard to the proposed stopping-up of footpaths and bridleways and the
creation of alternative routes, paragraph 69 of the NPPF states that planning
decisions should, amongst other objectives, aim to achieve places which promote
safe and accessible developments, containing clear and legible pedestrian routes to
encourage the active use of public areas.

As set out in the ‘Representations’ section of this report, the Council’s Highways
officers have raised no concerns in respect of the proposed development, with the
proposed access and parking arrangements all considered to be acceptable. It is
also considered that the existing road network is capable of accommodating the
additional traffic anticipated to be generated by the development.

Moreover, the Council’'s Public Rights of Way officer has no objections to the
proposed stopping-up of paths and bridleways and the proposed replacement
provisions.

Given the above, it is considered that the proposals are acceptable in relation to
highway and pedestrian safety and public access arrangements within and around
the site, in compliance with the aforementioned policy objectives of the NPPF and
the Council’s UDP.

4. Flood risk and sustainable drainage implications of proposed development

Paragraph 103 of the NPPF states that when determining planning applications,
Local Planning Authorities should ensure flood risk is not increased elsewhere and
should only consider development to be appropriate in flood-risk areas where certain
criteria are satisfied. Meanwhile, policy EN12 of the UDP states that in assessing
development proposals, the Council will seek to ensure that the proposal will not
materially impede the flow of flood water, or increase the number of people of
properties at risk of flooding.

As Members may be aware, the City Council is now the Lead Local Flood Authority
(LLFA) in respect of major development proposals, with responsibility for matters
pertaining to the management of surface water. A Ministerial Statement from the
Department for Communities and Local Government (dated 18th December 2014),
to be read in conjunction with the policies of the NPPF, sets out that the Government
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expects decisions on planning applications relating to major development to ensure
that sustainable drainage systems (SuDS) for the management of run-off are put in
place, unless this is demonstrated to be inappropriate.

In considering planning applications, the LLFA should be satisfied that the proposed
minimum standards of operation are appropriate and ensure through the use of
planning conditions or obligations that there are clear arrangements in place for
ongoing maintenance over the lifetime of the development. Technical Guidance
produced by DEFRA (March 2015) sets out non-statutory technical standards for
SuDS and this should be used to inform the preparation of a SuDS scheme in
association with a development proposal. In this regard, it is recommended that the
surface water run-off rate for new development should not exceed the existing
greenfield run-off rate for the site.

The Flood Risk Assessment and Drainage Strategy submitted with the application
identifies that the application site lies within Flood Zone 1 and so is at the lowest risk
of flooding. Flood risk from surface water is low for the majority of the site, but
medium risk to the south-east of the site (around the pond). With regard to the new
development, it is considered that there is a low to negligible risk of flooding from the
existing surface water risk. The risk from groundwater flooding is also low and there
are not considered to be any risks of flooding from other sources (e.g. reservoirs and
the sea).

In terms of the sustainable drainage strategy for the site, this will involve discharge to
a drainage ditch at the eastern boundary of the site. To ensure there is no increased
risk of flooding from the development, the sustainable drainage proposals entail the
provision of source control measures (i.e. permeable paving and below pitch
storage) and attenuation supplied by the existing pond, which will be fitted with a
hydrobrake. Maintenance of the sustainable drainage measures will be the
responsibility of the Trust set up to manage the complex.

The submitted strategy is considered to provide an appropriate sustainable drainage
solution for the site which will ensure that surface water flow flood risks are not
worsened on the site. It is also likely that there will be some reductions to the flow
from the site as new flow control measures (i.e. the hydrobrake) will be added as
part of the design.

As set out in the ‘Representations’ section of this report, the Council’s Flood and
Coastal officers, in their capacity as LLFA, have confirmed that the submitted flood
risk assessment and sustainable drainage strategy for the site are acceptable. It is
requested, however, that a condition be imposed which requires the submission and
approval of final specifications of the proposed sustainable drainage measures,
particularly finished floor levels, prior to the commencement of development on site.

It is recommended that Members impose a condition to this effect; subject to the
satisfactory discharge of such a condition, it is considered that the implications of the
proposed development in relation to flood risk and sustainable drainage are
acceptable, in accordance with the objectives of paragraph 103 of the NPPF and
policy EN12 of the Council’s UDP.
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5. Implications of development in relation to ecology and trees

Section 11 of the NPPF sets out a general strategy for the conservation and
enhancement of the natural environment, and it advises that the planning system
should recognise the wider benefits of ecosystem services and minimise impacts on
biodiversity and provide net gains in biodiversity where possible. Meanwhile, policy
CN22 of the UDP states that development proposals which would adversely affect
any animal or plant species afforded special protection by law, or its habitat, will not
be permitted unless mitigating action is achievable.

As set out in the 'Representations' section of this report, Natural England has no
objections to the proposals in respect of their impact on protected sites. The
Council's Natural Heritage team, however, initially advised that further information
was required to enable a full assessment of the impact of the proposals on the
ecological and biodiversity features of the site. This has now been provided and the
Natural Heritage team have confirmed the proposals are acceptable subject to the
submission and approval of a biodiversity enhancement scheme for the site, to be
informed by the recommendations provided by the submitted revised Habitat survey
and report for the site. It is recommended that in the event Members are minded to
grant consent for the development, a condition to this effect is imposed.

With regard to trees, paragraph 118 of the NPPF states that planning permission
should be refused for development resulting in the deterioration of irreplaceable
habitats, including ancient woodland and the loss of aged and veteran trees found
outside ancient woodland, unless the need for, and the benefits of, the development
in that location clearly outweigh the loss.

Policy CN17 of the UDP, meanwhile, encourages the retention of trees which make
a valuable contribution to the character of an area and the retention of trees, hedges
and landscape features in all new development will be required where possible.
Policy NA31 also advises that the Council will encourage tree planting in the area to
the north of Town End Farm, Downhill, Hylton Red House and Witherwack, which
includes the complex.

As mentioned throughout this report, the existing complex is characterised by a
significant level of tree cover, which includes dense tree belts around the perimeter
of the site. The trees are not, however, afforded any statutory protection by a Tree
Preservation Order. The Arboricultural Impact Assessment submitted with the
application provides a comprehensive assessment of the quality and amenity value
of the trees at the site and considers the impact of the development on the trees,
including details of those required to be felled to facilitate the scheme.

In this regard, whilst the overwhelming majority of the trees at the site are to be
retained, 20 no. individual trees, four tree groups and a small part of a fifth group will
require removal to enable the development, primarily around the site of the new
pitches and car parks. The new bridleway around the edge of the AGPs will also
incur into the tree belt around the northern boundary of the complex. The
Assessment has, however, categorised the vast majority of the trees to be felled as
being of ‘low retention value’ and as such, it considers that their loss should not be a
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constraint on development. It should also be noted that the proposed landscaping
plans associated with the new development will deliver a significant level of
replacement planting to compensate for the loss of the felled trees.

Ultimately, therefore, it is concluded that the proposals will not have an unacceptable
negative impact on the level of tree cover at the site, for this will remain largely
unaffected by the scheme. In particular, it is observed that the main tree belts around
the perimeter of the site will be retained in full or, where affected by the development
proposals, supplemented by new planting, as is the case with the belt affected by the
route of the new bridleway. The Assessment recommends a range of tree protection
measures to ensure the appropriate protection of retained trees during construction
works and it is recommended that if minded to approve the application, Members
impose a condition requiring these measures to be implemented.

Subject to the suggested conditions, it is considered that the implications of the
development in relation to ecology, biodiversity and the trees at the site are
acceptable, in accordance with the objectives of the NPPF and policies CN17, NA31
and CN22 of the UDP.

6. Implications of development in relation to land contamination

Paragraph 121 of the NPPF advises that planning decisions should ensure that a
development site is suitable for the new use, taking into account ground conditions,
land instability and hazards from previous natural and human activity, and that any
hazards are properly understood and contaminated land remediated where
appropriate. Policy EN14 of the UDP states that where development is proposed on
land where there is reason to believe is contaminated or potentially at risk from
migrating contaminants, the Council will require the applicant to carry out adequate
investigations to determine the nature of ground conditions below and, if appropriate,
adjoining the site. Where the degree of contamination would allow development
subject to preventative, remedial or precautionary measures within the control of the
applicant, planning permission will be granted subject to conditions specifying the
measures to be carried out.

The application has been accompanied by a Phase | Desk Top Study and Phase I
Site Investigation reports, which highlight that the site largely took the form of
agricultural land prior to the development of the sports complex. Consequently, the
reports have not identified any significant constraints at the site in relation to
contamination and do not consider contamination to be a restriction on the
development proposals. The submitted information has been given consideration by
the Council’s Environmental Health team, who are of the view that contamination
does not represent a constraint of development and are satisfied that the application
can be approved subject to a series of conditions requiring further investigative work,
together with the preparation of remediation and verification strategies.

It is recommended that Members impose conditions to this effect, subject to which it
is considered that the implications of the proposals in relation to land contamination
are acceptable, in accordance with the objectives of paragraph 121 of the NPPF and
policy EN14 of the Council’s UDP.
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CONCLUSION

The proposals have been assessed with careful regard to the national and local
planning policies which govern development in the Green Belt. For the reasons set
out above, whilst some harm to the openness of the Green Belt has been identified,
it is considered that this is outweighed by the very special circumstances which apply
to this particular development proposal, given that the proposals relate to an
established site and given the clear benefits it will bring in terms of delivering
improved facilities for outdoor sport and recreation and supporting increased
participation in football in the City. In assessing this matter, it is acknowledged that
the proposals have the direct or indirect support of a range of national bodies with an
interest in increasing participation in football or sport more widely.

The principle of the development in land use terms is therefore considered to be
acceptable.

In addition, for the reasons discussed above and subject to the imposition of
appropriate conditions as recommended throughout the report, the proposals are
considered to be acceptable in respect of matters relating to visual and residential
amenity (including in relation to noise, lighting and odour pollution), highway and
pedestrian safety, ecology and biodiversity, trees, flood risk and drainage and land
contamination.

The proposals are therefore considered to comply with the requirements of the core
principles and relevant paragraphs of the NPPF and policies B2, CN2, CN3, CN4,
CN5, CN17, CN22, L7, EN5, EN12, EN14, T10, T14, T22, NA21, NA29, NA31 and
NA35 of the Council's UDP in relation to these matters.

Consideration is, however, still being given to the detailed wording of the conditions
to be recommended to be imposed by Members in the event they are minded to
Grant Consent for the development. Full wording of recommended conditions will
therefore be provided on a Late Sheet.

It is anticipated that the recommended decision to be made on the Supplementary
Report will be that Members Grant Consent for the proposed development, subject
to conditions. In the event this is the case and in the event that Members agree with
such a recommendation, it should be noted that in accordance with the provisions of
the Town and Country Planning (Consultation) (England) Direction 2009, the
application will have to be referred to the Secretary of State given that the proposals
involve development which has been found to be inappropriate in the Green Belt and
which would have a significant impact on its openness.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY During the detailed
consideration of this application/proposal an equality impact assessment has been
undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of
the application/proposal due regard has been given to the following relevant
protected characteristics:-
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o} age;
o] disability;

o] gender reassignment;

o] pregnancy and maternity;
o} race;

o] religion or belief;

o} sex;

o]

sexual orientation.

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and
any other conduct that is prohibited by or under the Equality Act 2010; (b) advance
equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it; (c) foster good relations between
persons who share a relevant protected characteristic and persons who do not share
it.

In addition, the LPA, in the assessment of this application/proposal has given due
regard to the need to advance equality of opportunity between persons who share a
relevant protected characteristic and persons who do not share it. This approach
involves (a) removing or minimising disadvantages suffered by persons who share a
relevant protected characteristic that are connected to that characteristic; (b) take
steps to meet the needs of persons who share a relevant protected characteristic
that are different from the needs of persons who do not share it; (c) encourage
persons who share a relevant protected characteristic to participate in public life or in
any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of
disabled persons that are different from the needs of persons who are not disabled
include, in particular, steps to take account of disabled persons' disabilities, as part
of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons
who share a relevant protected characteristic and persons who do not share it
involves. Particular consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve

treating some persons more favourably than others; but that is not to be taken as
permitting conduct that would otherwise be prohibited by or under this Act.

RECOMMENDATION - Minded to Grant Consent under Regulation 3 of the Town
and Country Planning General Regulations 1992 (as amended), subject to conditions
covering the following, to be reported to Members by way of a Late Sheet:

¢ Development to commence within three years;
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Development to be carried out in accordance with the approved plans;
Land contamination conditions (Phase Il, Remediation, Verification,
unidentified contamination);

Submission of final details of surface and foul water drainage arrangements;
Submission and agreement of all external materials;

Submission of final hard & soft landscaping proposals, including ecological
enhancement measures;

Landscaping to be undertaken within 5 years;

Submission of biodiversity enhancement measures;

Adherence to Section 5.0 of Extended Phase 1 report;

Adherence to Sections 6 — 10 of the Arboricultural Impact Assessment;
Conditions stipulating hours of operation;

Submission of noise validating report;

Submission of noise management plan — external activities;

Submission of noise assessment and management plan — internal pavilion
activity e.g. live and/ or recorded music;

Flood lighting control — operational no later than 22:00 hours;

Submission of ventilation & extraction system and Odour risk assessment.
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Item 8
Planning Application Reference: 17/02425/LP3
Northern Area Playing Fields, Stephenson Road, Step  henson, Washington

Application description:

Demolition of existing changing pavilion. Engineering works to re-grade site and
install drainage to facilitate the provision of 4no artificial pitches (3no football and 1no
dual football/rugby) with associated fencing, floodlighting and improvements to
remaining existing natural grass pitches; erection of new pavilion building to include
changing facilities, club room and bar, kitchenette and education space; alterations
to existing access and associated works and provision of associated car and cycle
parking, signage, landscaping and boundary fence. Provision of bridleway and
barrier treatment and provision of 2no passing places.

W
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‘This map is based upon the Ordnance Survey material with the permission of the Ordnance Survey on behalf of the Controller of Her Majesty's
Stationery Office © Crown copyright. Unauthorised reproduction infringes Crown copyright and may lead to prosecution or civil proceedings.

Licence No. 100018385. Date 2016.
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Proposal

The application proposal comprises the replacement of and addition to the existing
sports facilities at the Northern Area Playing Fields, which is located adjacent to the
Washington AFC’s Home ground. The proposal includes:

» Creation of 3 full sized fenced and floodlit football 3G AGP (sizes);

» Creation of 1 full sized fenced and floodlit dual purpose pitch for rugby and
football 3G AGP (sizes);

* The floodlights comprise masts mounted with luminaires at a height of 15
metres above ground level.

* Improvements to the one remaining natural grass pitch;

* Demolition of the existing changing pavilion and the erection of a new single
storey modular pavilion building to include 8 changing facilities, club room &
bar, kitchenette and education space;

* Provision of approximately 321 on site and off site car parking spaces;

» Associated boundary fencing, lighting, signage and landscaping;

» Provision of 2 passing places to improve access to the Washington Riding
Centre;

* Formalisation, improvements and extension to the existing bridleway around
the site perimeter, including access control measures.

As detailed above the application proposal is seeking planning permission for a
range of development designed to reinvigorate and improve the football facilities
available at the site as part of the ‘Parklife’ programme.

Parklife is a collaborative programme between the Football Association (FA), Sport
England and local authorities. It is a scheme that seeks to create a sustainable
model of improved football facilities and improved football delivery based around
Artificial Grass Pitches (AGPs).

The Council’s 2014 Playing Pitch Strategy modelled the role that an increase in the
number (football compliant) AGPs could play in helping to improve the quantity and
quality of football pitch provision within the City. The Council’s application to be a
Parklife Authority and the subsequent work with its partners has, over time, resulted
in the chosen three hub sites.

The Northern Area Playing Fields (NAPF) is one of the three chosen sites, with the
other two being the Community North Sports Complex in Downhill and the Ford
Quarry Recreation Area in Pallion. These are also the subject of separate planning
applications for similar forms of development; please see ref. 17/02294/LP3 and
17/02426/LP3 respectively.

Location and site description

The application site is located on the northern edge of Washington and forms the
boundary between Sunderland and South Tyneside/ Gateshead. The site is situated
within the Greenbelt and is surrounded by agricultural land to the north and east, the
George Washington Golf Course is located to the west and the urban area of
Usworth is located to the south. The application site is located near to the A194 and
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is well connected to the wider Washington and Sunderland areas. Direct access from
Stephenson Road into the site is via an unnamed two way road.

The site is already an existing sports facility with large areas of maintained sports
pitches. At present there are three full size grass football pitches, one-mid size grass
pitch and two rugby pitches. A single storey changing room facility building is located
in the south west corner of the site along with a small area of car parking, while a
larger but more informal overflow car park is located further to the south. Mature tree
plantations surround the site to the north, west and south west with a less substantial
tree belt providing the buffer between the sports pitches and existing Washington
Riding Centre to the east.

On the matter of the existing Riding Centre, which takes its access off the access
into the application site, it does as a consequence suffer from access issues when
the NAPF is busy and ad-hoc car parking create access issues for those visiting the
Riding Centre. This application proposal therefore incorporates, as stated above,
formalised and increased parking areas within the new NAPF facility.

The hubs are to be used for both formal league fixtures on weekends and
recreational/ informal football opportunities during the week, with a particular
emphasis on mini-soccer, County FA and local pro-club youth development, FA
coaching education programmes, the provision of high quality natural turf and
artificial pitches, midweek training opportunities for local clubs and optimising school
and community usage during off-peak hours.

Five ‘Partner’ clubs will have priority use of the hub and when not required for their
operations, the facilities will be available for the wider community. In this regard, the
education rooms within the pavilion will be available to hire for events/ activities such
as children’s parties, conferences and corporate events. The club room and bar will
also be used for occasional club nights.

The opening hours for the hub are proposed to be from 09:00 until 22:45 each day.

As well as existing and proposed plans for the development, the application has
been accompanied by a wide range of supporting technical information, including:

* Planning Statement;

» Design & Access Statement;

» Extended Phase 1 Habitat Survey and Bat Survey;

* Preliminary Site and Ground Investigation Reports;

* Flood Risk Assessment and Sustainable Drainage Strategy;

* Transport Statement;

* Visual Impact Assessment;

» Arboricultural Impact Assessment, with Tree Protection and Tree Constraints
Plans;

* Noise Assessment;

» Extraction system details;

* Lighting Assessment;

* Floodlighting specifications;
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» Supporting Information to AGP proposals;
» Atrtificial turf specifications;
» Topographical surveys.

The Planning Statement includes details of the public consultation event carried out
in respect of the proposals, which involved an exhibition held at the Millennium
Centre on the 31 January 2018. The event was publicised by a leaflet drop to
residents in the area and comprised a number of display boards manned by Council
officers involved in developing the proposals.

Members should note that on receipt of the application, a 'screening’ exercise was
undertaken to determine whether the proposed development falls within the remit of
the Town and Country Planning (Environmental Impact Assessment) Regulations
2017 and is likely to have such a significant impact on the environment so as to
warrant the preparation of an Environmental Impact Assessment (EIA). Following the
completion of the screening exercise and having taken into account the relevant
selection criteria in Schedule 3 of the Regulations, it was concluded that the
development is not 'EIA development' within the meaning of the Regulations and so
the preparation of an EIA is not required.

Members are also advised that the application site is wholly within the ownership of
the City Council and the application has been submitted by the Council's Executive
Director of People Services.

REPRESENTATIONS

Public consultation

A public consultation exercise comprising the issuing of 65 no. letters, the posting of
site notices and the display of a notice in the Sunderland Echo has been undertaken.

No representations were received in response to this consultation exercise.
Highways England

No objection to the application proposal.

Sport England

Sport England responded by confirming that they have no objections to the
application proposal as it is considered to meet exception E5 of Sport England’s
Playing Fields Policy.

Sport England has considered the application in the light of NPPF (particularly
paragraph 74) and Sport England’s policy on planning applications affecting playing
fields ‘A Sporting Future for the Playing Fields of England’. Sport England’s policy to
oppose the granting of planning permission for any development which would lead to

the loss of, or prejudice the use of, all or any part of a playing field, unless one or
more of the five exceptions stated in its policy apply.
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The application concerns 7.3 HA of playing field which has been used to
accommodate a range and number of football pitches over the years. The application
proposes the development of 4 no. artificial grass pitches (AGPs) — 3 of which are for
football, with the fourth able to accommodate both football and rugby union. One
grass football pitch is retained with improved drainage, whilst the existing changing
block is demolished and a new changing pavilion/ clubhouse created along with on-
site car parking.

The three football specific AGPs at the application site are each designed to the FA’s
full specification and can accommodate competitive football from 5v5, through 7v7,
9v9, junior 11v11 and adult 11v11. The business model agreed as part of the
Parklife agreement provides for their full maintenance and as such (unlike grass
pitches) they have the ability to accommodate a significant amount of play without a
decline in their quality. The southern-most AGP is shown with both adult football and
rugby union markings and this pitch will have a shockpad (beneath its surface)
compliant with RFU design specifications so that it is able to accommodate both
competitive football and rugby.

Further, Sport England also notes that the FA fully supports this project and it has
been prioritised to receive investment via the Parklife programme.

To conclude, Sport England has confirmed there is no objection to the proposed
development as it is considered to meet exception E5 of its policy. Furthermore,
given the way the project is to be funded and delivered, Sport England do not require
any conditions specifying further details on the design or use of the facilities.

South Tyneside Council

South Tyneside Council responded to their consultation request raising no objections
in principle, confirming that given the nature of the proposal and separation
distances between the application site and the borough of South Tyneside, it is
considered that the proposal would have no unacceptable impacts upon the
borough.

However, it was noted that given the site’s location within the inter-authority
greenbelt corridor, it was considered that the Authority should consider the
application proposal in line with National Planning Policy Framework (NPPF)
Greenbelt policy.

Gateshead Council

Gateshead Council responded to their consultation request by confirming that they
have no comments to make.

Tyne and Wear Fire and Rescue Service

No objections to the proposals.
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Nexus (Tyne and Wear Passenger Transport Executive)
No objections to the proposals.
County Archaeologist (CA)

The CA stated that no known archaeological features are located on the site but
noted that it had never been archaeologically investigated.

The site lies close to a presumed prehistoric enclosure (under the golf course to the
west). A prehistoric flint was found in 1977 when the golf course was being created.
It is acknowledged that landscaping work to create the existing playing field may
have already destroyed archaeological remains; nevertheless, the presence close by
of a presumed prehistoric settlement warrants the need for archaeological work to
ensure that similar remains are not present on this site.

The CA has therefore requested that archaeological work is required, relating to a
geophysical survey and trial trenching, and where remains are found they must be
fully archaeologically excavated before development can proceed. Consequently,
three conditions have been recommended in the event that Members are minded to
approve.

Nexus
Nexus confirmed that they have no objection to the application proposal.
Northumbrian Water

Northumbrian Water assessed the impact of the application proposal on their assets
and the capacity within the network to accommodate and treat the anticipated flows
arising from the development. Having assessed the planning submission it was
considered that it did not provide sufficient detail in respect of the management of
foul and surface water from the development for Northumbrian Water to be able to
assess their capacity to treat the flows from the development. Consequently,
Northumbrian Water requested the following condition be imposed:-

Development shall not commence until a detailed scheme for the disposal of foul and
surface water from the development hereby approved has been submitted to and
approved in writing by the Local Planning Authority in consultation with Northumbrian
Water and the Lead Local Flood Authority. Thereafter the development shall take
place in accordance with the approved details.

Reason:

To prevent the increased risk of flooding from any sources in accordance with the
NPPF.

Council’'s Natural Heritage team

The Council’s Natural Heritage team initial response confirmed that the application
proposal was acceptable in principle but that further information was required before
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a recommendation of approval could be made. The additional information centred on
the extent of the survey work, measures to mitigate and compensate for the
application proposal including landscaping schedules. Following these comments an
updated Phase 1 Extended Survey (February 2018) was submitted and its findings
accepted by the Natural Heritage team. This matter will be discussed in further detalil
in the subsequent ecology and trees section of this report.

Council’'s Public Protection and Regulatory Services (PPRS)

Environmental Health’s initial consultation response requested further information be
provided in respect of odour control generated by hot food preparation in the kitchen
area of the pavilion. It is also requested that additional information be provided to
demonstrate that nearby noise-sensitive properties would not be affected by noise
from amplified entertainment within the pavilion building.

In terms of lighting impacts arising from the flood/ car parking lighting and land
contamination aspects, Environmental Health colleagues in PPRS have advised that
following an assessment of the submitted information they have no objection to the
application proposal.

These matters will be expanded on in the respective considerations section of this
report.

Council’'s Highways team

No objections to the proposed development. It is noted that the existing access
arrangements are to remain, which is considered to be acceptable given that the
Transport Assessment submitted with the application demonstrates that Kingsway
Road is able to accommodate anticipated traffic flows during times of peak demand.

The proposed car and coach parking at the site meets the FA’s requirements and
also provides additional capacity to address local requirements; the amount of
parking provided is therefore considered to be adequate to cater for the
development.

Further advice is also provided in respect of Stopping Up procedures under sections
247 and 257 of the Town and Country Planning Act 1990 (as amended).

Council’s Flood and Coastal Team, in role as Lead L  ocal Flood Authority
(LLFA)

Further information in respect of the Flood Risk Assessment and Drainage Strategy
has only been received at the time of writing the Agenda report. To summarise, the
LLFA have confirmed their satisfaction with the amended submission and requested
a condition be included that requires the agreement of the final detailed drainage
designs prior to the commencement development.
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RELEVANT PLANNING POLICY

The National Planning Policy Framework (NPPF) provides the current Government
planning policy guidance and development plans must be produced, and planning
applications determined, with regard to it. At the heart of the NPPF is a ‘presumption
in favour of sustainable development’ which, as per the advice of paragraph 14,
should be seen as a ‘golden thread’ running through both plan-making and decision-
taking. For decision-taking, this means:

* Approving development proposals that accord with the development plan
without delay; and

* Where the development plan is absent, silent or relevant policies are out-of-
date, granting permission unless:

0 any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the
Framework taken as a whole; or

o specific policies in this Framework indicate development should be
restricted.

In order to deliver the sustainable development it seeks, paragraph 17 of the NPPF
sets out a series of 12 ‘core planning principles' which should underpin plan-making
and decision-taking. Particularly relevant in this case are the principles that
development should:

- Take account of the different roles and character of different areas, promoting
the vitality of our main urban areas, protecting Green Belts around them,
recognising the intrinsic character and beauty of the countryside and
supporting thriving rural communities within it;

- Support the transition to a low carbon future, taking full account of flood risk
and coastal change, and encourage the re-use of existing resources;

- Contribute to conserving and enhancing the natural environment and reducing
pollution;

- Encourage the effective use of land by re-using land that has been previously
developed;

- Promote mixed use developments and encourage multiple benefits from the
use of land in urban and rural areas, recognising that some open land can
perform many functions;

- Actively manage patterns of growth to make the fullest possible use of public
transport, walking and cycling, focusing significant development in locations
which are or can be made sustainable;

- Take account of and support local strategies to improve health, social and
cultural wellbeing for all, and deliver sufficient community and cultural facilities
and services to meet local needs;

Regard should also be given to section 8 of the NPPF, which is concerned with
promoting healthy communities, and in particular paragraphs 73 and 74, which
stress that access to high quality open spaces and opportunities for sport and
recreation can contribute importantly to health and well-being and that existing open

Page 77 of 101



space, sports and recreational buildings and land, including playing fields, should not
be built on unless certain circumstances apply.

Section 9 of the NPPF is concerned with the protection of Green Belt land and it
stresses (at paragraph 79) that the Government attaches great importance to Green
Belts — the aim of policy is to prevent urban sprawl by keeping land permanently
open; the essential characteristics of the Green Belt being their openness and
permanence. The policies contained within section 9 essentially serve to severely
restrict the forms of development which are appropriate in the Green Belt.

These core principles of the NPPF feed into policies EN5, EN12, EN14, L7, CN2,
CN3, CN4, WA13, CN17, CN22, B2, T10, T14 and T22 of the Council's adopted
Unitary Development Plan (UDP) (1998), which are considered to be relevant to the
consideration of this application.

Members should note, however, that paragraph 215 of the NPPF makes clear that
due weight should be given to relevant policies in existing plans according to their
degree of consistency with the NPPF (the closer the policies in the plan to the
policies in the Framework, the greater the weight that may be given). Where there is
inconsistency between a UDP policy and the NPPF, this will be highlighted by this
report and guidance provided as to the appropriate weight to give to the UDP policy
in question.

As Members may be aware, on 19 July 2017 the Council's Cabinet approved a Draft
Core Strategy and Development Plan (CDSP) for consideration and a public
consultation on the first draft ended on 2 October 2017. Pertinently, draft policy
HWS3 of the Draft CDSP sets out that the Council will support the development of
cultural, leisure and tourism development within the City to enhance and diversify its
offer and a list of proposals to be given particular support by the Council is provided
—included in this list is the development of new sports hubs at Washington,
Sunderland North and Sunderland South as part of the FA’s Parklife programme.

In giving consideration to the draft policies contained within the Draft CDSP, regard
must be had to paragraph 216 of the NPPF, which states that:

"From the day of publication, decision-takers may also give weight to relevant
policies in emerging plans according to:

» The stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given)

» The extent to which there are unresolved objection to relevant policies (the
less significant the unresolved objections, the greater the weight that may be
given) and

» The degree of consistency of the relevant policies in the emerging plan to the
policies in the Framework (the closer the policies in the emerging plan to the
policies in the Framework, the greater the weight that may be given)."

With regard to the above advice, clearly the Draft Plan has been prepared after the

publication of the NPPF, but the first consultation on the CDSP only expired in late
2017. The weight that can be given to the draft CDSP is therefore limited to the
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extent that consideration of the application in question, in terms of the development
plan, will be only made using the aforementioned relevant policies within the
Council's adopted UDP and with regard to any other material considerations.

Also relevant in respect of this application is ‘Sporting Future: A New Strategy for an
Active Nation (2015)’, a cross-government strategy which seeks to tackle the flat-
lining levels of sport participation and high levels of inactivity in the country. Through
the Strategy and future funding mechanisms the Government aims to create a more
physically active nation and it places a particular focus on grassroots investment.

Regard should also be given to Sport England’s ‘Towards and Active Nation Strategy
2016-2021’, which has been prepared in response to the Government’s Sporting
Future Strategy and focuses on the benefits that sport participation can bring to
people and society, built around a set of five outcomes: physical wellbeing, mental
wellbeing, individual development, social and community development and economic
development. Public funding will be targeted to deliver these outcomes, hence the
Parklife programme.

Finally, the FA’s ‘National Game Strategy for Participation and Development 2015-
19’ identifies the key challenges facing grassroots football and seeks to target these
challenges with £260 million of investment and the creation of ‘hubs’ across 30 cities
in England. The key areas targeted by the strategy are: boosting participation,
developing better players, better training and facilities and football workforce.

ISSUES TO CONSIDER

With reference to the above national and local planning policy background, it is
considered that the main issues to examine in the determination of this application
are as follows:

1. Principle of development

Implications of development in relation to residential amenity, visual amenity
and design

Impact of development on highway and pedestrian safety

Flood risk and sustainable drainage implications of proposed development
Implications of development in relation to ecology and trees

Implications of development in relation to land contamination

N

o0k w

1. Principle of development
Relevant Green Belt policy

As noted previously, the application site lies entirely within the Tyne and Wear Green
Belt and so the local and national planning policies which govern development within
the Green Belt are applicable. Firstly, it is considered appropriate to reiterate that, as
is set out at paragraph 79 of the NPPF, the Government attaches great importance
to Green Belts and their fundamental objective of preventing urban sprawl by
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keeping land permanently open, with the essential characteristics of Green Belts
being their openness and their permanence.

Paragraph 80 of the NPPF goes on to highlight the reasons for land being
designated as Green Belt and in this regard, it states that the Green Belt serves five
purposes, these being:

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

» To prevent neighbouring towns from merging into one another;

» To assist in safeguarding the countryside from encroachment;

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

* To assist in urban regeneration, by encouraging the recycling of derelict and
other land;

Locally, policy CN2 of the Council’s UDP states that a Green Belt will be maintained
which will:

0] Check the unrestricted sprawl of the built-up area of Sunderland,;

(i) Assist in safeguarding the City’s countryside from further encroachment;

(i) Assist in the regeneration of the urban area of the City;

(iv)  Preserve the setting and special character of Springwell village;

(v) Prevent the merging of Sunderland with Tyneside, Washington, Houghton-
le-Spring and Seaham and the merging of Shiney Row with Washington,
Chester-le-Street and Bournmoor.

Paragraph 81 of the NPPF is also of relevance in considering the merits of this
application — it states that once Green Belts have been defined, local planning
authorities should plan to positively enhance the beneficial use of the Green Belt,
such as looking for opportunities to provide access; to provide opportunities for
outdoor sport and recreation; to retain and enhance landscapes, visual amenity and
biodiversity; or to improve damaged and derelict land.

In terms of determining planning applications for development proposals within the
Green Belt, paragraph 87 of the NPPF states that “...as with previous Green Belt
policy, inappropriate development is, by definition, harmful to the Green Belt and
should not be approved except in very special circumstances”.

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

In a similar vein, policy CN5 of the UDP states that care will be taken to ensure that
the visual amenities of the Green Belt will not be injured by proposals for
development within, or conspicuous from, the Green Belt.

To qualify the guidance of paragraphs 87 and 88, paragraph 89 of the NPPF states

that “...a Local Planning Authority should regard the construction of new buildings as
inappropriate in the Green Belt. Exceptions to this are:
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» Buildings for agriculture and forestry;

* Provision of appropriate facilities for outdoor sport, outdoor recreation and for
cemeteries, as long as it preserves the openness of the Green Belt and does
not conflict with the purposes of including land within it;

* The extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;

* The replacement of a building, provided the new building is in the same use
and not materially larger than the one it replaces;

* Limited in-filling in villages, and limited affordable housing for local community
needs under policies set out in the Local Plan; or

» Limited in-filling or the partial or complete redevelopment of previously
developed sites (brownfield land), whether redundant or in continuing use
(excluding temporary buildings), which would not have a greater impact on the
openness of the Green Belt and the purpose of including land within it than
the existing development”.

The list of exceptions provided by paragraph 89 of the NPPF is broadly replicated by
policy CN3 of the Council’'s UDP. There are, however, some subtle differences
between the two and in such circumstances, as per the requirements of paragraph
215 the more up-to-date policy guidance of the NPPF should take precedence. In
particular, Members should note that whereas paragraph CN3 sets out that proposed
facilities for outdoor sport and recreation must be ‘essential’ so as not to be
inappropriate in the Green Belt, paragraph 89 states that such facilities must only be
‘appropriate’.

Paragraph 90 of the NPPF states that certain other forms of development are also
not inappropriate in Green Belt provided they preserve the openness of the Green
Belt and do not conflict with the purposes of including land within the Green Belt.
These are:

* Mineral extraction;

* Engineering operations;

» Local transport infrastructure which can demonstrate a requirement for a
Green Belt location;

* The re-use of buildings provided that the buildings are of permanent and
substantial construction; and

* Development brought forward under a Community Right to Build Order.

Similarly, policy CN4 of the UDP states that the carrying out of engineering or other
operations or the making of material changes of use are inappropriate within the
Green Belt unless they maintain openness and do not conflict with the purposes of
including land within the Green Belt.

Consideration of proposals with regard to Green Belt policy
As set out above, paragraph 81 of the NPPF encourages local planning authorities to
plan for enhanced outdoor sport and recreation opportunities in the Green Belt.

Given that the proposals are ultimately designed to improve the outdoor football
facilities available at an established complex and will improve the public recreational
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offer of the site, it is considered that, in the broadest possible terms, the
development is consistent with the NPPF’s land use objectives in relation to the
Green Belt.

Furthermore, UDP policy WA13 allocates the NAPF site for new outdoor facilities,
recognising it as a main location for pitch sports for Washington. It is also noted, at
paragraph 21.50, that any built development would need to take account of the
requirements of UDP policy CN3.

New buildings and appropriateness

Paragraph 89 of the NPPF requires that the construction of new buildings (and at
this point, Members should note that the definition of ‘buildings’ provided by section
336 of the Town and Country Planning Act 1990 (as amended) refers to ‘any
structure or erection’, such as floodlights, fencing etc.) for outdoor sport and
recreation can be considered as being not inappropriate development where the
buildings provide ‘appropriate facilities’ for outdoor sport and recreation, as long as
they preserve the openness of the Green Belt and do not conflict with the purposes
of including land within it.

Considering the application in this context, it is noted that the proposed development
involves a range of new buildings and structures, including the erection of a pavilion/
changing room building, cycle store, bin store, LPG enclosure, security and ball-stop
fencing around the playing pitches, AGPs and associated floodlighting and pathway/
car park lighting columns. In order to establish whether the new buildings are
‘appropriate’ for outdoor sport and recreation, it is pertinent to consider the role the
buildings and structures will play in supporting the wider complex and in this regard,
reference is made to Sport England’s ‘Planning for Sport: Development
Management’ (guide 3 of 4), which advises that “...the provision of appropriate
facilities should include those which help to secure the long-term sustainability of a
sports facility, or enhance their quality and/ or accessibility thereby maintaining and
increasing participation”.

Within this context it considered that the new pavilion building will primarily support
the outdoor sports facilities at the complex and afford the NAPF with improved
facilities to cater for players and officials, together with reception facilities, a bar and
kitchen, office space and social/ community space. All are considered to represent
the type of facilities to be reasonably expected at a sports complex of this nature.
Similarly, the proposed floodlighting is required to maximise the use of the AGPs
insofar as it allows for play into hours of darkness, whilst the proposed fencing is
needed for Health & Safety and security purposes. The other structures such as the
cycle store, bin store, the LPG compound and pathway/ car park lighting columns
are considered to be minor ancillary features to the wider complex, supporting its
day-to-day running and role as a place of outdoor recreation.

Nevertheless, and with specific reference to the proposed pavilion building, regard
must also be had to the part of paragraph 89 (i.e. bullet point 4) that relates to the
replacement of a building and to this end, it states that any such buildings can only
be considered as not being inappropriate provided the new building is in the same
use and not materially larger than the one it replaces. Considering this aspect of the
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development within this context and on review of the submitted Proposed Site Plan it
is clear that the proposed single storey pavilion building; with its footprint of 14.5m by
50m, is materially larger than the existing single storey 15m by 15m pavilion building.

Notwithstanding this aspect of the consideration of the application proposal, it is also
considered necessary to assess the application proposal in terms of whether it
preserves the openness of the Green Belt and whether the application proposal
conflicts with the purposes of including land within the Green Belt.

With regard to the Green Belt’s purpose of restricting urban sprawl, preventing the
merging of settlements and safeguarding encroachment into the countryside, it is
recognised that the proposed development will serve to increase the number of
buildings and structures already present at the complex. The proposals do, however,
focus development at an established site where buildings and structures already
support the existing outdoor sports facilities — the proposals do not, for instance,
encroach beyond the established boundaries of the NAPF complex. Furthermore,
despite the proposed development, the complex would still be characterised by
outdoor sports pitches and expanses of grassed landscaping, tree planting and
woodland.

In terms of the Green Belt’s role in supporting the regeneration of existing urban
areas and while the development does not directly assist in regenerating an
established built-up area of the City, the proposals will at least support the significant
improvement and revitalisation of an established outdoor sports complex on the
urban edge of the City. Lastly, the Green Belt at this location does not perform a
function that can be considered as preserving the setting and special character of an
historic town and as such, the application proposal is not considered to conflict with
the five purposes the Green Belt serves, as per paragraph 80 of the NPPF and
policy CN2 of the Council’'s UDP.

However, and as highlighted previously, paragraph 89 of the NPPF also requires
buildings providing appropriate facilities for outdoor sport and recreation to preserve
the openness of the Green Belt. Policy CN3 of the Council’s UDP also includes such
a requirement. In this regard, it is considered that the proposed bin store, cycle store
and LPG compound are, as highlighted previously, minor ancillary features, which
are located centrally within the complex minimising their impact on openness. It is
considered that given their siting, design and size, they will not have an appreciable
impact on the openness of the Green Belt.

Nevertheless, as already highlighted, the scale of the proposed pavilion building is
relatively substantial. The building will have a width of 14.5m and a length of 50m
and as such, a footprint of 725 square metres. When approaching the building’s
openness impact it is considered that in light of its maximum height of only 4.4m,
courtesy of its low profile and mono-pitch roof design, and in view of the fenestration
arrangement, which incorporates red brick and grey timber effect panelling, it
provides for a contemporary and subtle design solution that should help it blend into
its surroundings.

It is also noted that the application proposal involves the erection of 26 no.
floodlighting columns, each of which are of a slimline design with a height of 15
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metres, in conjunction with 8m and 6m high slimline lighting columns in the car
parking and pathway areas. It is also noted that the application proposes extensive
lengths of 2 metre high ball-stop and security fencing in and around the grass and
AGPs.

In conclusion therefore, given the extent and nature of the proposed buildings and
structures it is considered that on the whole the scheme overall will have an impact
on the openness of this part of the Green Belt.

In assessing the prevailing characteristics of the site, it is firstly noted that the site
lies on the edge of the existing urban area and already contains an existing pavilion
building, which is to be demolished as part of the proposal. It is also observed that
views into the complex are limited due to it being almost completely surrounded by
trees and woodland, which serve to screen and filter the views towards the proposed
AGPs and pavilion building. Internally, when approaching from along the access
road, the site topography and woodland plantation means the new pavilion building
and AGPs are only apparent when almost upon their location.

The proposed floodlighting columns will be apparent in views towards the complex
from the identified (two) key vantage points, as is evidenced by the submitted Visual
Impact Assessment (VIA), but that their slim line profile and galvanised steel finish
will serve to limit their visual presence and ensure their impact on the Green Belt’s
openness is limited. The VIA illustrate that they will be read against a backdrop that
is characterised by the existing plantation woodland and will sit as a background to
the existing Washington Riding Centre building and the relatively substantial
electricity pylon structure.

The light spillage from the floodlighting (and other lighting to the car park and
pavilion building) will also be minimised by the fact that lighting design and output
complies with the requirements for Environmental Zone E2 (an area of low
brightness, such a village or relatively dark outer suburban location), which in turn
ensures the lighting illuminates the pitches rather than the sky, while the pavilion
building, with its central location and low profile design means that it will not be
visible from the identified long range views.

The security and ball-stop fencing, meanwhile, is largely screened from views taken
from outside the complex, and whilst the overall extent of new fencing means it will
be readily apparent from within the complex, its lightweight, dark-green mesh design
will serve to limit its visual presence and its impact on the openness of the Green
Belt. To summarise, it is considered that whilst there will be some impact on the
openness of the Green Belt, its openness will, overall, be largely maintained by the
adjacent built development and the existing and significant plantation woodland
surrounding the site.

Nevertheless and with regard to the above, it is considered that the application
proposal will have an impact on the openness of this part of the Green Belt and
whilst it is considered that this impact is limited, an impact being identified means
that the proposals also give rise to conflict with paragraph 89 of the NPPF and policy
CN3 of the UDP in that the openness of the Green Belt is preserved. Consequently,
and as per paragraph 89 of the NPPF’s advice, the application proposal should be
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regarded as inappropriate in this Green Belt location; as per the terms of paragraph
87 of the NPPF, such development is, by definition, harmful to the Green Belt.

To summarise, it has been found that the proposed new buildings for outdoor sports
and recreation are inappropriate in the Green Belt on the basis that they do not
maintain its openness from the perspective of the provision of facilities for outdoor
sport and in view of the fact that the replacement pavilion building will be materially
larger than the one it replaces.

Consideration of harm and very special circumstances

Paragraph 87 of the NPPF advises that such inappropriate development should only
be approved in very special circumstances, whilst paragraph 88 states that Local
Planning Authorities should ensure substantial weight is given to any harm to the
Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to
the Green Belt by reason of inappropriateness, and any other harm, is clearly
outweighed by other considerations.

It is therefore necessary to consider whether the ‘very special circumstances’
required by paragraphs 87 and 88 of the NPPF exist in this case which are able to
outweigh the harm caused to the Green Belt. In this regard, the Planning Statement
submitted with the application has sought to demonstrate that ‘very special
circumstances’ exist which serve to outweigh the harm caused by the inappropriate
development in the Green Belt.

The Statement firstly provides an overview of the work undertaken to identify
prospective sites for the Parklife hubs in 2015. As part of this exercise, 23 potential
sites were initially identified, including land owned by the Council, schools and the
private sector, and a scoring system reduced the number of sites to six — Community
North Sports Complex, Ryhope Recreation Ground, Ford Quarry, Silksworth Leisure
Centre, Northern Area or Southern Area (Washington) and Leyburn Grove
(Houghton).

A second phase of assessment was then carried out, which used FA modelling
criteria to determine future pitch demand and then assessed each of the six sites
against specific constraints, namely:

* Flooding and drainage;
» Accessibility;

* Topography;

» Site investigations;

o Utilities;

* Planning status;

e Location;

* Neighbouring uses;

» Site size;
 Need/demand in the area,;
* Ecology.
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Having considered the six sites against these constraint criteria, Officers from the
City Council, the FA, Sport England and the Football Foundation determined that the
three chosen hub sites were most suitable, noting that all three have an existing
strong football presence and provide a ready-made football market to engage with
and deliver the Parklife programme’s principles and requirements.

The Statement submitted with the application then goes on to focus on the perceived
‘need’ for the development; the demand and benefits of the Parklife programme and
the wider economic and social benefits arising from the development.

In considering ‘need’, the Statement highlights that the budget for the City Council’s
Responsive Local Services (RLS) function has reduced by 48% since 2010. The
RLS budget covers the provision and maintenance of grass football pitches and the
inevitable result of this budget reduction has been a decline in the pitch maintenance
programme, to the extent that in 2016/ 17, the Council maintained 25 fewer grass
pitches than in 2014/15 (49 pitches instead of 74 pitches).

The Statement advises that the Football Foundation, Sport England and the Football
Association all recognise that Local Authority budget reductions are affecting the
guantity and quality of facilities, which in turn is one of a number of factors
contributing to a decline in football participation. Programmes such as ‘Parklife’ have
been established to try and arrest this decline. The proposed ‘hub’ developments
therefore represent a proactive drive by the City Council to raise standards of football
facility provision whilst reducing the reliance on its budget. The hubs are considered
to represent an alternative and sustainable model which will assist in arresting the
decline in facility quality and support the growth and prosperity of grassroots football.

In terms of ‘demand’, the Statement sets out that the pitches at the complex are
already well-used, but the site has limited provision and offers very poor changing
facilities which do not allow for inclusive use. The complex therefore lends itself to an
enhancement of pitches and facilities to permit wider, inclusive participation and a
better provision and experience for spectators.

The City-wide demand and need for pitches has been assessed by the Council’s
Sunderland Playing Pitch Plan (PPP) Needs Assessment (December 2017) and this
has identified a significant shortfall in youth and mini-pitches across the City. In
particular, there exists a shortfall in pitches suitable for fulfilling the fixtures of the
Russell Foster Youth League, which is leading to pitches outside of the City being
used. In addition, the PPP has forecast an increased demand for youth football
pitches (based on participation and population increases) which can be equated to
an additional 39.5 match-equivalent sessions per week across the differing pitch
types. The PPP concludes that the level of demand it identifies can be
accommodated by the pitch facilities proposed at the three hub sites.

The PPP has also highlighted a shortfall of 10 no. artificial (3G) pitches in
Sunderland, based on a current total of 626 youth, adult and veteran football teams
(forecast to increase to 657 teams) training once per week on a floodlit 3G surface
(such availability being a long-term ambition of the FA) and each 3G pitch being able
to accommodate training by 42 teams. This excludes any additional demand for the
playing of competitive matches.

Page 86 of 101



In terms of the ‘benefits’ of improved facilities, the Statement highlights that often,
pitches lack the drainage and maintenance required to sustain desired levels of use.
Pitches receiving little maintenance or on-going repair will be of poor quality and only
able to accommodate a limited number of games and/ or training sessions. Atrtificial
pitches, meanwhile, can offer back-to-back game and training time over a weekend
and during the evening and do not require close-season maintenance. Artificial
pitches are also durable and are not prone to being unusable during inclement
weather. Although the proposed development involves the loss of usable grass
pitches, the overall site usage will significantly increase, resulting in greater capacity
across the playing season for training and match play and a greater number of
playing pitches being marked on the artificial surfaces.

To summarise, there is currently an insufficient supply of full-sized 3G pitches to
meet current anticipated future demand based on the FA'’s training model for football
and also demand from other sports (particularly rugby union). The present and future
shortfalls identified by the football training model would be met by the progression of
the Parklife programme in Sunderland, with the total number of pitches delivered
meeting demand and supporting the growth aspirations of the Partner clubs at each
hub. To this end, the Statement points to the established Parklife hubs in Sheffield,
where every club using the facilities have increased their team numbers to the extent
that one club now has a waiting list for members for the first time in its history.

With regard to the ‘economic benefits’ of the proposed development, the Statement
suggests that the provision of high quality leisure facilities will contribute to the
attraction and retention of residents and can play a role in assisting in the
regeneration of the City by attracting inward investment and contributing to the local
and regional economy. In this regard, the Sunderland Parklife proposals will be the
first and, potentially, the only one of their kind in the region. The hubs will also
provide direct opportunities for local employment and training initiatives. The
Statement advises that a new charitable football trust is to be set up to oversee
football development in Sunderland, including the hub sites. Any surplus generated
by the trust will be reinvested in football across the City.

In terms of the ‘social benefits’ the Statement highlights the advice of the
Government’s National Planning Practice Guidance website which, in the ‘Health
and Wellbeing’ section, emphasises the importance of delivering sports and
recreation facilities to provide health and recreation benefits for people living and
working nearby. Improving the health of the City’s population is one of the City
Council’s key priorities, as highlighted by the Council’s draft Core Strategy and
Development Plan, and in this regard, Sunderland lags behind much of England in
terms of social and economic disadvantage and life expectancy and a greater
proportion of the population live with a debilitating condition.

The Statement advises that the Parklife programme represents an opportunity to
increase participation in regular physical activity, play, sport and recreation across all
age ranges, thereby delivering significant benefits in terms of physical and mental
wellbeing. To this end, as part of the Parklife programme, the Council will be
required to deliver social outcomes against the five key performance indicators set
by the Department for Digital, Culture, Media and Sport (DCMS), which are designed
to increase the percentage of the population taking part in sport and physical activity
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across all demographics. Furthermore, at each hub, the operator, as guided by the
Football Trust, will have responsibility to ensure that the positive social outcomes
being sought are being delivered by the clubs and agencies/ charities/ organisations
using the facilities it affords.

The Statement concludes by suggesting that the benefits set out above should be
taken as representing the ‘very special circumstances’ sought by paragraphs 87 and
88 of the NPPF to justify the proposed buildings in the Green Belt. The Statement
also asserts that the ability of the site to meet identified needs for additional outdoor
sport and recreation facilities and the absence of suitable alternative sites on which
this need can be met also represents a very special circumstance.

Concluding remarks in respect of Very Special Circumstances

In assessing whether the application proposal represents very special
circumstances, it is firstly necessary to consider the level of potential harm the new
buildings would cause to the openness of this part of the Green Belt and as set out
earlier in this report, the potential harm to openness resulting from the proposed
development has been found to be limited. Furthermore, the very special
circumstances put forward by the Planning Statement are, meanwhile, considered to
be comprehensive and, it is considered, should be given significant weight.

It is considered that the submitted Statement adequately demonstrates that a robust
site selection process has been undertaken and the NAPF is one of only three
established sites for outdoor sport and recreation within the City that are suitable for
accommodating the proposed hub development and delivering the objectives of the
Parklife programme. Whilst the application site is within the Green Belt, the
proposals do serve to focus development on an existing and established outdoor
sports complex.

The Statement then goes on to demonstrate that the proposed hub would have a
significant role to play in arresting the decline in quantity and quality of football
pitches in the City Council area which, as has been highlighted, has arisen as a
result of the Council’'s diminishing financial resources. The sustainable business
model for the operation of the hub would also mean that in the long-term, the burden
on public finances will be significantly lessened. In this regard, it is considered that
there is a clear need for the development.

The proposals would also serve to address a pressing existing and future demand
for improved football facilities in Sunderland, particularly in terms of the numbers of
artificial pitches, thus increasing the availability of pitches for both training sessions
and competitive matches for clubs and teams across all age ranges and abilities. In
this regard, the development would assist in achieving the FA’s objectives in terms of
delivering access to pitches for regular training.

The social benefits of the proposals are also considered to be significant, in that the
provision of the hub will have a key role to play in delivering opportunities for
inclusive participation in football across all demographics, thus supporting both local
and national objectives to improve the health and wellbeing of the local population by
improving opportunities for access to sporting and recreational facilities.
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Allied to the above, it is evident that the proposed hub has either the clear specific
support of, or would serve to fulfil the strategic aims and objectives of, a series of
national bodies, namely the Football Association, Football Foundation and Sport
England, and also has the full support of the County FA and the City Council.

Given the above, it is ultimately concluded that clear very special circumstances
exist which serve to outweigh the limited harm to the openness of the Green Belt
which would potentially arise from the proposed new buildings at the complex. The
development involving the erection of the proposed new buildings and structures are
therefore considered to comply with the objectives of paragraph 88 of the NPPF in
this respect.

Paragraph 88 also requires, however, that ‘any other harm’ caused by the
development must also be outweighed by the very special circumstances identified.
To this end, an assessment of other relevant material planning considerations is
provided in the following sections of this report.

Consideration of other aspects of development

Up to this point, consideration has only been given to the elements of the proposed
development which constitute ‘buildings’ for outdoor sport and recreation. The
proposals also, however, involve other development, including the laying out of new
areas of car parking, the surfaces of the new artificial pitches and areas of new
landscaping and bunding. These aspects of the proposals must be considered
against the requirements of paragraph 90 of the NPPF, which states that certain
other forms of development, including engineering operations, are not inappropriate
in the Green Belt provided they preserve its openness and do not conflict with the
purposes of including land in the Green Belt. A similar approach is taken by policy
CN4 of the Council’'s UDP.

With regard to these national and local policy objectives, it is observed that the
pitches are intended to be finished with a green-coloured artificial grass and so will
appear broadly similar to natural turf pitches that are presently found at the complex.
Similarly, the new bunding will be covered by grass so as to appear as naturalistic
landforms. As such, it is considered that both the new pitches and the bunding will sit
relatively comfortably within the existing landscape of the complex and will not result
in harm to the openness of the Green Belt or conflict with the purposes of including
the site within the Green Belt.

The Statement submitted with the application advises that the final material to be
used for the areas of new car parking will be informed by recommendations made in
respect of sustainable drainage arrangements for the site, but it is nevertheless
anticipated that car parking bays will be constructed from porous paving or a form of
grasscrete. The use of grasscrete would, it is considered, serve to limit the visual
impact of the relevant car parking area, but in any event, it is considered that the
provision of any form of hard surfacing to accommodate the car parking would not
materially harm the openness of the Green Belt at this location given the situation of
the car parking within the complex, its proximity to the other buildings/ development
within the site and it being screened from external views into the site by existing
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woodland, trees and landscaping. Nor would this development conflict with the
purposes of including the site within the Greenbelt.

Given the above, it is considered that the ‘other’ development proposed in respect of
this application is appropriate in the Green Belt, having had regard to the guidance
provided by paragraph 90 of the NPPF and policy CN4 of the Council’s UDP.

Playing pitch/ open space policies

With regard to development involving sports and recreation, paragraphs 69, 70 and
73 of the NPPF stress the role the planning system can play in creating healthy,
inclusive communities and providing access to high quality spaces and opportunities
for sport and recreation. Paragraph 74, meanwhile, states that existing playing fields
should not be built upon, unless: they are surplus to requirements; the loss would be
compensated by equivalent or better provision in terms of quantity and quality in a
suitable location; or, the development is for alternative sports and recreational
provision. This approach in respect of development affecting playing field land is
broadly echoed by policy L7 of the Council’'s UDP.

Sport England is the statutory consultee on development proposals affecting playing
fields, and to provide a detailed policy framework with which to consider such
proposals, it has produced a Planning Policy Statement, entitled ‘A Sporting Future
for the Playing Fields of England - Policy on planning applications for development
on playing fields'. Sport England's general position is that it will oppose development
which results in the loss of playing fields, in all but exceptional cases where one of a
list of specific circumstances outlined in the policy statement is applicable.

The application concerns 7.3 HA of playing field which has been used to
accommodate a range and number of football pitches over the years. The application
proposes the development of 4 no. artificial grass pitches (AGPs) — 3 of which are for
football, with the fourth able to accommodate both football and rugby union. One
grass football pitch is retained with improved drainage, whilst the existing changing
block is demolished and a new changing pavilion/ clubhouse created along with on-
site car parking.

The three football specific AGPs at the application site are each designed to the FA’s
full specification and can accommodate competitive football from 5v5, through 7v7,
9v9, junior 11v11 and adult 11v11. The business model agreed as part of the
Parklife agreement provides for their full maintenance and as such (unlike grass
pitches) they have the ability to accommodate a significant amount of play without a
decline in their quality. The southern-most AGP is shown with both adult football and
rugby union markings and this pitch will have a shockpad (beneath its surface)
compliant with RFU design specifications so that it is able to accommodate both
competitive football and rugby.

In addition to the above, as noted previously, the proposals have the full support of,
or assist in achieving the policy objectives of, a range of bodies involved in the
promotion of football and wider sports participation, including Sport England, the FA
and the Football Foundation.
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Given the above, it is considered that the implications of the proposals in relation to
playing pitch policy are acceptable and the proposals satisfy the objectives of
paragraphs 69, 70, 73 and 74 of the NPPF and policy L7 of the Council's UDP.

Conclusion in relation to principle of development

The proposed development has been given careful consideration in respect of the
relevant local and national land use policies. For the reasons set out above, it is
ultimately considered that the application proposal satisfactorily addresses national
and local policies that govern development in the Green Belt. The development also
complies with the relevant policies relating to sports and playing pitches. In
conclusion therefore, it is considered that the principle of the development is
acceptable in land use terms and in accordance policy UDP policy WA13.

The proposed development does, however, raise a range of other material planning
considerations, which are considered in more detail below.

2. Implications of development in relation to resid ential amenity, visual
amenity and design

The core principles of the NPPF place a clear emphasis on delivering high standards
of design and amenity. To this end, section 7 of the NPPF sets out a requirement for
‘good design’, with paragraph 56 advising that the Government places great
importance to the design of the built environment and that it is indivisible from good
planning. Paragraph 64, meanwhile, states that planning permission should be
refused for development of poor design that fails to take opportunities available for
improving the character and quality of an area.

On a local level, policy B2 of the UDP requires new development proposals to
respect and enhance visual amenity, encouraging a high standard of design to new
buildings, and to maintain acceptable standards of amenity for existing residential
dwellings.

In addition to the above, policy EN5 of the UDP states that where development is
likely to lead to increased noise levels in sensitive areas, an appropriate assessment
should be carried out, with mitigation measures incorporated into the development
where necessatry.

Design considerations

The submitted Design and Access Statement (DAS) explains that the proposed
pavilion and associated buildings have been positioned to the centre of the site in
order to maximise the layout available for pitch allocation. The DAS also confirms
that pavilion will include accessible facilities as per DDA requirements. The DAS
then details that the appearance of the pavilion has been designed to offer a quality
controlled solution for a long lasting, secure and contemporary building. The slender
mono-pitch roof gives the building a modern silhouette, and the use of smooth red
multi brick and grey timber effect panelling reflects the material pallet for the
adjoining Washington AFC changing room pavilion.
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The pavilion has the potential to become an integral part of the community through
the availability of education and training in football coaching in the multifunction
coaching space which can also be leased in the evenings by local groups to hold
yoga and other group classes. The inclusion of the social space creates a new café
where family members can wait and watch games while enjoying a coffee, or local
clubs can hire the combined spaces to host award ceremonies and fundraising
functions.

Reviewing the submitted plans it is evident that the majority of the new development
proposed, such as the security and ball stop fencing, floodlighting, artificial pitches
etc. are functional in nature. Nevertheless, where possible, it is clear that steps have
been taken to ensure its visual impact is minimised — for example, a green mesh will
be used for the fencing and the floodlighting columns are to be slim and coloured

light grey.

The landscaping proposals will help to soften and enhance the introduction of the
new and significant sporting infrastructure via new tree, shrub and ornamental
planting. The new landscaping proposals and grass mounds will assist in the
application proposal more readily integrating into its surroundings, in particular the
significant plantation woodland that surround the site.

Noise considerations

A noise assessment has been undertaken by Acoustic Consultants Ltd (December

2017) to support the application and identify any adverse impact on noise sensitive

receptors. The noise assessment indicates that noise associated with the operation
of the proposed development is not anticipated to have a significant adverse impact
on nearby noise sensitive receptors.

Extensive noise measurement were made to quantify the existing noise climate at
the proposed site and surrounding area to enable a comparison with the predicted
development borne noise levels, and assessment of any impact. Colleagues in
PPRS noted Table 11 of the submitted Noise Assessments, as it detailed a
calculated only an increase of 1 dB in the background noise level following the use of
the proposed sports pitches between the hours of 19:00-22:00 i.e. when the noise
climate is deemed to be the most sensitive. PPRS also noted that a noise
management plan has been proposed to manage noise issues which cannot be
designed out of the scheme, such as swearing and anti-social behaviour.

An assessment was also undertaken to assess the impact of plant noise on existing
residential receptors. It is recommended that during the daytime (07:00-23:00) plant
noise should not exceed a rated noise level of 44dB LAeq,t and 39dB LAeq(1hr) at
night to ensure that noise from any external plant does not exceed background noise
levels. Should Members be minded to approve colleagues in PPRS have
recommended that this be stipulated via the imposition of a condition.

Car Park noise has also been assessed as it has been deemed more people could
be using the sports centre at sensitive times 19:00-22:00. Table 12 of the Noise
Assessment shows measured car movement operational noise levels (1 minute).
Noise from anticipated use has been predicted using noise modelling software. This
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has predicted that noise generated by use of the car park will not exceed 27dB LAeq
(1hr) at the facade of the nearest residential premises. This is deemed to be less
than 1dB change in the existing noise level and will therefore be seen as having no
observed effect level on the existing noise climate.

However, following a review of the noise assessment work it was noted that the
bungalow at the Washington Riding Centre appeared to have not been considered in
the noise assessment work. At the time of writing the Agenda report clarification was
being sought from the Applicant in this regard. It has been indicated that additional
noise attenuation may be required to mitigate noise impacts from the application
proposal on the bungalow at the Riding Centre. The attenuation could be in the form
of an acoustic fence/ barrier. It is considered that in order to ensure an appropriate
assessment of noise impacts, as well as appropriate consideration the Green Belt
impact of any required structure, a Late Sheet report will be tabled at the Committee
meeting. It is nevertheless considered that the consideration of this aspect of the
development is not in-surmountable and that an appropriate form of the development
can be achieved.

Notwithstanding the above aspect of the proposed development PPRS have
recommended conditions that should be included should Members be minded to
approve the application. The conditions will require the Applicant to undertake a
validating noise monitoring assessment to ensure the application’s noise
assumptions are correct. A noise management plan condition in order to prevent the
potential for disturbance to local residents and, in view of the kitchen/ bar and social
spaces within the proposed pavilion building, a condition that requires, prior to
occupation, a detailed noise assessment and accompanying noise management
plan to ensure that any noise emanating from the playing of live and/ or recorded
music does not give rise to complaints.

Lighting considerations

A lighting specification report and assessment has been provided in support of the
submission. The report confirms that 26no. 15m high octagonal steel masts are
proposed to be installed.

The lighting assessment has categorised the site as falling with Environmental Zone
2 — ‘Rural, low district brightness e.g. village or relatively dark outer suburban
locations’, as defined in the Institute of Lighting Engineers Guidance Notes for the
Reduction of Obtrusive Light GNO1. On this basis the lighting assessment has
advised that the light intrusion to the closest residential receptors are below the
threshold for E2 areas and as such does not create an unacceptable impact as a
result of artificial lighting.

The assessment advises that control switches and time clock should be fitted to the
flood lights to ensure that they do not remain on any later then the permitted curfew
hour (22:00hrs) and therefore mitigate any impact to the surrounding environment.

PPRS colleagues have reviewed the planning submission and have offered no

objection to the application proposal and agree with the recommendation of the
assessment in control switches and time clocks pre-programmed including a
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seasonal change over facility for BST and GMT should be installed to the flood lights
to ensure they do not remain switched on any later than 22:00.

Odour considerations

Comments from PPRS highlighted that the kitchen extraction information to not be
sufficiently detailed to enable a recommendation to made at the present time.
Consequently PPRS advised that an odour risk assessment should be provided to
demonstrate that the odour abatement specification will be adequate for the
pavilion’s location, type of food cooked and proximity of sensitive receptors. Given
the central location of the pavilion building within the site and its distance from
nearby neighbouring uses, particularly the Washington Riding Centre and in the
event that Members are minded to approve it is considered that this could be
included as a condition, one that requires the submission and agreement of
information prior to the operation of the development.

With regard to the above comments, it is considered that the implications of the
proposed development in respect of residential amenity, visual amenity and design
are acceptable. The proposed development therefore accords with the requirements
of policies B2 and EN5 of the UDP and the core principles and paragraphs 56 and
64 of the NPPF in this regard.

3. Impact of development on highway and pedestrian safety

Section 4 of the NPPF promotes sustainable transport, with paragraph 32 stating
that development proposals which generate significant amounts of movement should
be supported by a Transport Statement or Transport Assessment. Decisions should
take account of: whether opportunities for sustainable transport modes have been
taken up; whether safe and suitable access to the site can be achieved for all people
and; whether improvements can be undertaken within the transport network that
cost-effectively limit the significant impacts of the development. Development should
only be refused on transport grounds where the residual cumulative impacts of the
development are severe.

On a local level, policy T14 of the UDP states that new development proposals must
not give rise to conditions which are prejudicial to highway and pedestrian safety,
whilst policy T22 requires new development to be afforded an appropriate level of
dedicated parking. Meanwhile policy T10 requires the Council, in part, to upgrade
existing path routes and identify new ones, as well as adapting some for use by a
variety of users.

The proposed car park is to be accessed off a private access. Retaining the existing
junction arrangement is considered appropriate. Peak demand for use of this access
can be accommodated within existing traffic flows on Stephenson Road.

The submitted Transport Assessment has highlighted that there are insufficient car
parking spaces within the existing site and the neighbouring Washington AFC, which
is exacerbated further by the lack of appropriate parking within the Stephenson
Industrial Estate and employee parking within the NAPF. As a consequence, an
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integral element of the application proposal has been the delivery of 321 car parking
spaces, which include 13 accessible and 4 coach parking bays. Furthermore, a
cleared area in the Council’'s ownership to the west of the access road will also be
available for further overflow parking as and when required.

Electric Car charging points will initially cater for 2 bays, with the capacity to increase
the number to 10, while secure parking for 20 cycles is also to be provided adjacent
to the pavilion building.

The materials for the car park have been informed by the surface water drainage
requirements at the site, whilst also recognising that the site’s location within the
Greenbelt. As such, car parking bays will be a mix of porous paving and grasscrete.
The Proposed Site Plan confirms that grasscrete will be used for the southern-most
car parking area. This car park has been identified as the overflow car park and as
such, will not be as heavily used as the other two areas. As a consequence, these
two parking areas are those that will be surfaced in a permeable material, thereby
positively managing the surface water at the site.

The submitted Planning Statement has highlighted that through discussions with the
neighbouring Riding Centre it has become apparent that there has been a long
standing issue with the access to the Centre, it is currently served by one un-
adopted private lane with no passing places and poor visibility, which is then
exacerbated by the lack of adequate parking provision at the NAPF. Consequently,
the application proposal is to include two passing places within the site boundary to
allow the more fluid movement of traffic from the approach road to the “Hub” from
Stephenson Way and the Riding Centre.

The Planning Statement also explains that the perimeter of the site is bound by an
established bridleway which has not been formally recognised. The application
proposal is seeking to formalise this bridleway as part of the development via the
follow improvements:-

e 6m width (falling to minimum 5m at pinch points) mown grass

» Provision of access control to bridleways at the south east and south west
entrance points. Access control will be provided in the form of wooden barrier
features comprising an A-frame, buggy hoop and access gate to ensure
access is afforded to cyclists, horse riders and pedestrians. The access points
will also provide adequate clearance for grass cutting equipment.

Engineering colleagues have noted the inclusion of the bridleway as part of the
application proposal around the west, north and east sides of the site will mitigate
loss of access across the site, but a defined east-west route needs to be included. If
this is along the single carriageway bitmac road which leads to the Washington
Riding Centre, the proposed passing places will be important to allow users to pass.

Engineering colleagues have highlighted that as the track to the riding school has at
present no recorded public access status it will be imperative that bridleway rights
are formally dedicated along the track as they would complete the proposed circuit
route. For Member information the dedication process will be administered and
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implemented by the Local Highway Authority under appropriate powers.
Consequently, should Members be minded to approve, this can be relayed to the
Applicant via an informative on the decision notice.

4. Flood risk and sustainable drainage implications of proposed development

Paragraph 103 of the NPPF states that when determining planning applications,
Local Planning Authorities should ensure flood risk is not increased elsewhere and
should only consider development to be appropriate in flood-risk areas where certain
criteria are satisfied. Meanwhile, policy EN12 of the UDP states that in assessing
development proposals, the Council will seek to ensure that the proposal will not
materially impede the flow of flood water, or increase the number of people of
properties at risk of flooding.

As Members may be aware, the City Council is now the Lead Local Flood Authority
(LLFA) in respect of major development proposals, with responsibility for matters
pertaining to the management of surface water. A Ministerial Statement from the
Department for Communities and Local Government (dated 18th December 2014),
to be read in conjunction with the policies of the NPPF, sets out that the Government
expects decisions on planning applications relating to major development to ensure
that sustainable drainage systems (SuDS) for the management of run-off are put in
place, unless this is demonstrated to be inappropriate.

In considering planning applications, the LLFA should be satisfied that the proposed
minimum standards of operation are appropriate and ensure through the use of
planning conditions or obligations that there are clear arrangements in place for
ongoing maintenance over the lifetime of the development. Technical Guidance
produced by DEFRA (March 2015) sets out non-statutory technical standards for
SuDS and this should be used to inform the preparation of a SuDS scheme in
association with a development proposal. In this regard, it is recommended that the
surface water run-off rate for new development should not exceed the existing
greenfield run-off rate for the site.

As set out in the ‘Representations’ section of this report, matters relating to flood risk
and the sustainable drainage strategy for the site are still being given consideration.
It is anticipated that the proposals will be found to be acceptable in relation to these
matters. An appropriately detailed update will be provided to Members by way of a
Late Sheet report.

5. Implications of development in relation to ecolo gy and trees

Section 11 of the NPPF sets out a general strategy for the conservation and
enhancement of the natural environment, and it advises that the planning system
should recognise the wider benefits of ecosystem services and minimise impacts on
biodiversity and provide net gains in biodiversity where possible. Meanwhile, policy
CN22 of the UDP states that development proposals which would adversely affect
any animal or plant species afforded special protection by law, or its habitat, will not
be permitted unless mitigating action is achievable.
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With regard to trees, paragraph 118 of the NPPF states that planning permission
should be refused for development resulting in the deterioration of irreplaceable
habitats, including ancient woodland and the loss of aged and veteran trees found
outside ancient woodland, unless the need for, and the benefits of, the development
in that location clearly outweigh the loss. Policy CN17 of the UDP, meanwhile,
encourages the retention of trees which make a valuable contribution to the
character of an area and the retention of trees, hedges and landscape features in all
new development will be required where possible.

In respect of Habitats Regulations Assessment (designed to assess the effect of
development on the European-protected sites along the Durham and
Northumberland coast), the nature and location of the proposed development are
such that as the competent authority, the Council’s Natural Heritage team could not
record a likely significant effect from construction or operational phases of
development on the key features of the coastal sites and as such, there is no
requirement for a Screening Opinion or Appropriate Assessment.

On first review of the application submission and as set out in the 'Representations’
section of this report, the Council’s Natural Heritage team requested further
information be submitted as it was considered by them that the initial Phase 1
Survey appeared to not have been properly surveyed the site, most notably the
where works and operational development might impact on the River Don catchment
(water vole, otter, kingfisher).

It was considered that as the application proposal would result in the loss of
greenspace and habitats to hardstanding and other artificial and built structures, and
given proposed external lighting and noise impacts, additional information and
clarification was needed in terms of the proposed measures to mitigate and
compensate these effects. In particular, detail on the opportunities to improve
woodland and grassland habitats, creation of scrub and wetlands and the provision
of bat and bird roosting units.

It was also requested that a landscaping schedule be submitted for consideration,
one that would seek habitat creation and management on and off-site to compensate
and integrate the ecological and amenity features of the site and surrounding area.

Following these comments and the subsequent submission of the Extended Phase 1
Survey (February 2018 V4) by Durham Wildlife Services and accompanying
landscape proposal, the Natural Heritage team have now confirmed that they are
satisfied that the ecology survey work has addressed the entirety of the site. On this
basis it has been recommended that should Members be minded to approve the
development that the recommendations summarised in the report (5.0 Conclusion
and Recommendations) should be implemented as part of approved development,
subject to finalising landscape and ecological design details and before works
commence on site. The details to be agreed will be expected to include on and off
site improvements to existing woodland, hedgerows, trees and wetland, grassland
and scrub creation, bat and bird roost and nest units in buildings, and a long-term
maintenance schedule to sustain habitats and features in favourable condition.
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The application proposal was also supported by an Arboricultural Impact
Assessment (AIA). Following an assessment of the proposed works, the AIA
confirmed that there are no tree removals to be carried out and only a very small
chance that any tree crown pruning will be required. Some tree protection fencing
has been recommended but this is primarily used to protect scrub areas and
boundary trees from soil stacking or changes in levels due to soil forming within the
site to accommodate the pitches. Once the perimeter fencing has been installed then
this fencing can be removed.

The Applicant’s AlIA confirms that the contractors involved in the works will be made
aware of the impacts of their actions on trees and they will be required to provide
method statements dealing with any potential impacts when working near or within
the Root Protection Areas of the retained trees. Furthermore, the AlIA confirms that in
order to minimise the potential for damage to trees the protective measures specified
within this report should be followed and guidelines contained within BS5837:2012
and NJUG Volume 4 should be followed. Consequently, should Members be minded
to approve it is recommended that the development shall be carried out in
accordance with Sections 6 — 10 of the submitted AIA and the accompanying
appendices and plans.

Subject to the suggested conditions, it is considered that the implications of the
development in relation to ecology, biodiversity and the trees at the site are
acceptable, in accordance with the objectives of the NPPF and policies CN17 and
CN22 of the UDP.

6. Implications of development in relation to land contamination

Paragraph 121 of the NPPF advises that planning decisions should ensure that a
development site is suitable for the new use, taking into account ground conditions,
land instability and hazards from previous natural and human activity, and that any
hazards are properly understood and contaminated land remediated where
appropriate. Policy EN14 of the UDP states that where development is proposed on
land where there is reason to believe is contaminated or potentially at risk from
migrating contaminants, the Council will require the applicant to carry out adequate
investigations to determine the nature of ground conditions below and, if appropriate,
adjoining the site. Where the degree of contamination would allow development
subject to preventative, remedial or precautionary measures within the control of the
applicant, planning permission will be granted subject to conditions specifying the
measures to be carried out.

The application has been accompanied by Phase | & Il Site Investigation reports,
which has been considered by the Council's Environmental Health team, who have
advised that the application site does not appear to offer any significant grounds for
concern in terms of impact on human health or controlled waters. The Environmental
Health team has recommended, however, that conditions be imposed which require
the applicant to prepare an updated Phase Il Investigation, Remedial Strategy/
verification plan and Verification Report (as required), in addition to a condition for
dealing with unexpected contamination.
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Subject to such conditions, it is considered that the implications of the proposed
development in respect of land contamination at the site are acceptable, in
accordance with the objectives of paragraph 121 of the NPPF and policy EN14 of the
UDP.

CONCLUSION

The proposals have been assessed with careful regard to the national and local
planning policies which govern development in the Green Belt. For the reasons set
out above, whilst some harm to the openness of the Green Belt has been identified,
it is considered that this is outweighed by the very special circumstances which apply
to this particular development proposal, given that the proposals relate to an
established site and given the clear benefits it will bring in terms of delivering
improved facilities for outdoor sport and recreation and supporting increased
participation in football in the City. In assessing this matter, it is acknowledged that
the proposals have the direct or indirect support of a range of national bodies with an
interest in increasing participation in football or sport more widely.

The principle of the development in land use terms is therefore considered to be
acceptable.

In addition, for the reasons discussed above and subject to the imposition of
appropriate conditions as recommended throughout the report, the proposals are
considered to be acceptable in respect of matters relating to visual and residential
amenity (including in relation to noise, lighting and odour pollution), highway and
pedestrian safety, ecology and biodiversity, trees and land contamination.

The proposals are therefore considered to comply with the requirements of the core
principles and relevant paragraphs of the NPPF and policies EN5, EN12, EN14, L7,
CN2, CN3, CN4, WA13, CN17, CN22, B2, T10, T14 and T22 of the Council's UDP in
relation to these matters.

Matters relating to the sustainable drainage arrangements and noise attenuation
associated with the proposed development are, however, still being given
consideration by the relevant Council officers. It is anticipated that this matter will
have been addressed satisfactorily ahead of the Committee and Members will be
provided with an update on the situation via a Late Sheet report. The Late Sheet
report will also provide details of a recommended decision and a full list of
recommended conditions.

It is nevertheless anticipated that the recommended decision to be made on the Late
Sheet will be that Members Grant Consent for the proposed development. In the
event this is the case and in the event that Members agree with such a
recommendation, it should be noted that in accordance with the provisions of the
Town and Country Planning (Consultation) (England) Direction 2009, the application
will have to be referred to the Secretary of State given that the proposals involve
development which has been found to be inappropriate in the Green Belt and which
would have a significant impact on its openness.
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EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact
assessment has been undertaken which demonstrates that due regard has been
given to the duties placed on the LPA's as required by the aforementioned Act. As
part of the assessment of the application/proposal due regard has been given to the
following relevant protected characteristics:-

* age;
» disability;

* gender reassignment;

e pregnancy and maternity;

* race;
* religion or belief;
*  sex;

* sexual orientation.

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and
any other conduct that is prohibited by or under the Equality Act 2010; (b) advance
equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it; (c) foster good relations between
persons who share a relevant protected characteristic and persons who do not share
it.

In addition, the LPA, in the assessment of this application/proposal has given due
regard to the need to advance equality of opportunity between persons who share a
relevant protected characteristic and persons who do not share it. This approach
involves (a) removing or minimising disadvantages suffered by persons who share a
relevant protected characteristic that are connected to that characteristic; (b) take
steps to meet the needs of persons who share a relevant protected characteristic
that are different from the needs of persons who do not share it; (c) encourage
persons who share a relevant protected characteristic to participate in public life or in
any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of
disabled persons that are different from the needs of persons who are not disabled
include, in particular, steps to take account of disabled persons' disabilities, as part
of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons
who share a relevant protected characteristic and persons who do not share it
involves. Particular consideration has been given to the need to:-

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve

treating some persons more favourably than others; but that is not to be taken as
permitting conduct that would otherwise be prohibited by or under this Act.
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RECOMMENDATION:

Minded to Grant Consent under Regulation 3 of the Town and Country Planning
General Regulations 1992 (as amended), subject to satisfactory resolution of the
noise considerations of the proposal in respect of the Washington Riding Centre and
the consideration of the recently submitted Flood Risk Assessment and Drainage
Strategy, and subject to conditions covering the following, all of which will be
reported to Members by way of a Late Sheet:

* Development to commence within three years;

* Development to be carried out in accordance with the approved plans;

* Details of the LPG store;

* Archaeological excavation and recording;

» Archaeological post excavation report;

» Archaeological publication report;

» Land contamination conditions (Phase Il, Remediation, Verification,
unidentified contamination);

» Submission of final details of surface and foul water drainage arrangements;

» Submission and agreement of all external materials;

» Submission of final hard & soft landscaping proposals, including ecological
enhancement measures;

* Landscaping to be undertaken within 5 years;

» Submission of biodiversity enhancement measures;

* Adherence to Section 5.0 of Extended Phase 1 report;

» Adherence to Sections 6 — 10 of the Arboricultural Impact Assessment;

» Condition stipulating hours of operation (09:00 — 22:45, Monday — Sunday);

» Submission of noise validating report;

* Submission of noise management plan — external activities;

» Submission of noise assessment and management plan — internal pavilion
activity e.g. live and/ or recorded music;

* Flood lighting control — operational no later than 22:00 hours;

* Submission of ventilation & extraction system and odour risk assessment.
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