
 
SHEFFIELD CITY COUNCIL 
 
Report Of The Head Of Planning 
To the Planning and Highways Committee 
Date Of Meeting: 09/05/2017 
 
LIST OF PLANNING APPLICATIONS FOR DECISION OR INFORMATION 
 
*NOTE* Under the heading “Representations” a Brief Summary of Representations 
received up to a week before the Committee date is given (later representations 
will be reported verbally).  The main points only are given for ease of reference.  
The full letters are on the application file, which is available to members and the 
public and will be at the meeting. 
 
 
 

 
Case Number 

 
16/04488/LBC (Formerly PP-05663544) 
 

Application Type Listed Building Consent Application 
 

Proposal Erection of a 10/16 storey building to provide 241 bed 
spaces comprising of 29 Cluster Flats and 13 Studio 
Units, with ancillary accommodation and installation of 
screening to roof mounted plant to Former Head Post 
Office Building 
 

Location Former Head Post Office (Phase 3) 
17 Fitzalan Square 
Sheffield 
S1 2LD 
 

Date Received 30/11/2016 
 

Team City Centre and East 
 

Applicant/Agent Axis Architecture 
 

Recommendation Grant Conditionally 
 

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

the date of this decision. 
  
 Reason:  In order to comply with the requirements of the Planning (Listed Buildings 

and Conservation Areas) Regulations 1990. 
 
Approved/Refused Plan(s) 
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 2. The development must be carried out in complete accordance with the following 

approved documents: 
  
 26483-3(01)01 Revision B - Site Plan 
  
 26483-3(02)100 Revision D - Level L0 GA Plans 
 26483-3(02)101 Revision C - Level L1 GA Plans 
 26483-3(02)102 Revision D - Levels L2 - L4 GA Plans 
 26483-3(02)103 Revision C - Levels L5 - L9 GA Plans 
 26483-3(02)104 Revision D - Level 10 GA Plans 
 26483-3(02)105 Revision B - Levels 11 - L15 GA Plans 
 26483-3(02)106 Revision B - Level 16 Roof Plan 
 26483-3(02)107 - Future Adaptation (Typical Level) 
  
 26483-3(04)100 Revision C - Proposed Elevation - East 
 26483-3(04)101 Revision C - Proposed Elevation - South & North 
 26483-3(04)102 Revision C - Proposed Elevation - West 
 26483-3(04)103 Revision C - Proposed Elevations - Substation and Refuse Store 
  
 26483-3(04)201 - Typical Cluster Bedroom Facade (Brickwork) 
  
 26483-3(31)03 Revision A - External Envelope - Typical Detail Sections 
 26483-3(31)04 Revision A - External Envelope - Typical Detail Sections 
  
 26483-3(04)103 Revision A - Context Elevations - Flat Street 
 26483-3(04)103 Revision A - Context Elevations - Pond Street 
  
 'Mark Up Drawings - Plant Screening Building A 
  
 Reason:  In order to define the permission. 
 
Pre-Commencement Condition(s) 
 
 3. Large scale details, including materials and finishes, at a minimum of 1:10 of the 

items listed below shall be approved in writing by the Local Planning Authority 
before that part of the  development commences: 

  
 - The proposed junctions between the Grade II Listed Building and the new 

development; and 
  
 Thereafter, the works shall be carried out in accordance with the approved details. 
  
 Reason:  In order to ensure an appropriate quality of development. 
 
Pre-Occupancy and Other Stage of Development Condition(s) 
 
 4. Details of the proposed zinc and aluminium materials to be used for the plant 

screen on the roof of the Grade II Listed Building shall be submitted to and 
approved in writing by the Local Planning Authority before that part of the 
development is commenced. Thereafter, the development shall be carried out in 
accordance with the approved details. 

   
 Reason: In order to ensure an appropriate quality of development.  
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 5. The brick material submitted and referenced BEA Caxton Quartz Grey (Product 
Code: 4180025, BEA Clay Solutions) shall be used as the facing material for all 
parts of the building that are identified on the approved plans as being constructed 
from "dark grey facing brickwork". 

  
 Reason: In order to ensure an appropriate quality of development. 
 
Other Compliance Conditions 
 
 6. The roof top plant screen shall be installed by 1st September 2017 in accordance 

with the approved details.   
  
 Reason:  In the interests of visual amenity and the character / appearance of the 

Grade II Listed Building. 
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Site Location 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
 
 
Joint Report - for main report see 16/04487/FUL 
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Case Number 

 

16/04487/FUL PP-05663544 

 

Application Type Full Planning Application 

 

Proposal Erection of a 10/16 storey building to provide 241 

student bed spaces comprising of 29 Cluster Flats and 

13 Studio Units, with ancillary accommodation and 

installation of screening to roof mounted plant to 

Former Head Post Office Building 

 

Location Former Post Office (Phase 3), 17 Fitzalan Square, 

Sheffield, S1 2LD 

 

Date Received 30/11/2016 

 

Team City Centre and East 

 

Applicant/Agent Axis Architecture 

 

Recommendation Grant Conditionally 

 

 

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

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

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

approved documents: 
  
 26483-3(01)01 Revision B - Site Plan 
  
 26483-3(02)100 Revision D - Level L0 GA Plans 
 26483-3(02)101 Revision C - Level L1 GA Plans 
 26483-3(02)102 Revision D - Levels L2 - L4 GA Plans 
 26483-3(02)103 Revision C - Levels L5 - L9 GA Plans 
 26483-3(02)104 Revision D - Level 10 GA Plans 
 26483-3(02)105 Revision B - Levels 11 - L15 GA Plans 
 26483-3(02)106 Revision B - Level 16 Roof Plan 
 26483-3(02)107 - Future Adaptation (Typical Level) 
  
 26483-3(04)100 Revision C - Proposed Elevation - East 
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 26483-3(04)101 Revision C - Proposed Elevation - South & North 
 26483-3(04)102 Revision C - Proposed Elevation - West 
 26483-3(04)103 Revision C - Proposed Elevations - Substation and Refuse Store 
  
 26483-3(04)201 - Typical Cluster Bedroom Facade (Brickwork) 
  
 26483-3(31)03 Revision A - External Envelope - Typical Detail Sections 
 26483-3(31)04 Revision A - External Envelope - Typical Detail Sections 
  
 26483-3(04)103 Revision A - Context Elevations - Flat Street 
 26483-3(04)103 Revision A - Context Elevations - Pond Street 
  
 'Mark Up Drawings - Plant Screening Building A 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. No development of the student accommodation building, including any demolition 

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

  
 - The programme and method of site investigation and recording. 
 - The requirement to seek preservation in situ of identified features of importance. 
 - The programme for post-investigation assessment. 
 - The provision to be made for analysis and reporting. 
 - The provision to be made for publication and dissemination of the results. 
 - The provision to be made for deposition of the archive created. 
 - Nomination of a competent person/persons or organisation to undertake the 

works. 
 - The timetable for completion of all site investigation and post-investigation works. 
  
 Thereafter the development shall only take place in accordance with the approved 

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

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

of a standing building, are investigated and a proper understanding of their nature, 
date, extent and significance gained, before those remains are damaged or 
destroyed and that knowledge gained is then disseminated.  

 
 4. No development of the student accommodation building shall take place, including 

any works of demolition, until details are submitted for written approval by the Local 
Planning Authority specifying measures to monitor and control the emission of dust 
during demolition and construction works. 

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

property. 
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 5. Any intrusive investigation recommended in the Phase I Preliminary Risk 
Assessment Report shall be carried out and be the subject of a Phase II Intrusive 
Site Investigation Report which shall have been submitted to and approved in 
writing by the Local Planning Authority prior to the development of the student 
accommodation building being commenced. The Report shall be prepared in 
accordance with Contaminated Land Report CLR 11 (Environment Agency 2004). 

   
 Reason: In order to ensure that any contamination of the land is properly dealt with.  
 
 6. Any remediation works recommended in the Phase II Intrusive Site Investigation 

Report shall be the subject of a Remediation Strategy Report which shall have 
been submitted to and approved in writing by the Local Planning Authority prior to 
the development of the student accommodation building being commenced.  The 
Report shall be prepared in accordance with Contaminated Land Report CLR11 
(Environment Agency 2004) and Local Planning Authority policies relating to 
validation of capping measures and validation of gas protection measures. 

   
 Reason: In order to ensure that any contamination of the land is properly dealt with.  
 
 7. No development of the student accommodation building shall commence until 

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

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

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

 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 8. No demolition and / or construction works relating to the student accommodation 

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

  
 Reason:  In the interests of the safety of road users. 
 
 9. Large scale details, including materials and finishes, at a minimum of 1:10 of the 

items listed below shall be approved in writing by the Local Planning Authority 
before that part of the  development commences: 

  
 - The proposed junctions between the Grade II Listed Building and the new 

development; and 
 - The proposed lighting proposals and any proposed illumination of the building. 
  
 Thereafter, the works shall be carried out in accordance with the approved details. 
  
 Reason:  In order to ensure an appropriate quality of development. 
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10. Details of all proposed external materials and finishes (excluding the brick 
referenced in Condition 34), including samples when requested by the Local 
Planning Authority, shall be submitted to and approved in writing by the Local 
Planning Authority before that part of the development is commenced. Thereafter, 
the development shall be carried out in accordance with the approved details. 

   
 Reason: In order to ensure an appropriate quality of development.  
 
11. Before the development is commenced, a sample panel of the proposed masonry 

shall be erected on the site and shall illustrate the colour, texture, bedding and 
bonding of masonry and mortar finish to be used. The sample panel shall be 
approved in writing by the Local Planning Authority prior to the commencement of 
the building works and shall be retained for verification purposes until the 
completion of such works. 

   
 Reason: In order to ensure an appropriate quality of development.  
 
12. Notwithstanding the details on the approved plans, before the development is 

commenced, or within an alternative timeframe to be agreed by the Local Planning 
Authority, full details of suitable inclusive access and facilities for disabled people 
within the development shall be submitted to and approved by the Local Planning 
Authority. Specifically, the details shall include:  

  
 - Full details of suitable inclusive access and facilities for disabled people to enter 

the building(s) and within the curtilage of the site; and  
 - Full large scale details (scale 1:20) of the layout of the proposed wheelchair 

accessible studios that are proposed to be included within the development upon 
occupation of the building.   

  
 That part of the development shall not be used unless such inclusive access and 

facilities have been provided in accordance with the approved plans. Thereafter 
such inclusive access and facilities shall be retained. (Reference should also be 
made to the Code of Practice BS8300). 

   
 Reason: To ensure ease of access and facilities for disabled persons at all times.  
  
 
13. Unless shown not to be feasible and viable, no development of the student 

accommodation building shall commence until a report has been submitted to and 
approved by the Local Planning Authority identifying how a minimum of 10% of the 
predicted energy needs of the completed development will be obtained from 
decentralised and renewable or low carbon energy, or an alternative fabric first 
approach to offset an equivalent amount of energy.  

   
 If a Combined Heat and Power System is proposed then the following details shall 

be submitted:  
   
 - Details of the proposed equipment and system; 
 - Details of the proposed fuel; and 
 - Details of the emissions and air quality implications generated by the 

development, including any subsequent mitigation measures. 
   
 Any agreed renewable or low carbon energy equipment, connection to 

decentralised or low carbon energy sources, or agreed measures to achieve the 
alternative fabric first approach, shall have been installed/incorporated before any 
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part of the development is occupied, and a report shall have been submitted to and 
approved in writing by the Local Planning Authority to demonstrate that the agreed 
measures have been installed/incorporated prior to occupation of the student 
accommodation building. Thereafter the agreed equipment, connection or 
measures shall be retained in use and maintained for the lifetime of the 
development. 

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

interests of mitigating the effects of climate change and given that such works 
could be one of the first elements of site infrastructure that must be installed it is 
essential that this condition is complied with before the development commences. 

 
14. The student accommodation building hereby approved shall be constructed to 

achieve a minimum rating of BREEAM 'very good' and before the development is 
occupied (or within an alternative timescale to be agreed) the relevant certification, 
demonstrating that BREEAM 'very good' has been achieved, shall be submitted to 
and approved in writing by the Local Planning Authority. 

  
 Reason:  In the interests of mitigating the effects of climate change, in accordance 

with Sheffield Development Framework Core Strategy Policy CS64. 
 
15. The proposed green/brown roof (vegetated roof system) shall be provided on the 

roof(s) in accordance with locations shown on the approved plans. Details of the 
specification and maintenance regime shall be submitted to and approved in writing 
by the Local Planning Authority prior to foundation works of the student 
accommodation building commencing on site. The green/brown roof(s) shall be 
provided prior to the use of the building commencing.  The plants shall be 
maintained for a period of 5 years from the date of implementation and any failures 
within that period shall be replaced. 

  
 Reason:  In the interests of biodiversity. 
 
16. No development of the student accommodation building shall commence until full 

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

  
 Reason: In the interests of sustainable development and given that drainage works 

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

 
17. The surface water discharge from this brownfield site shall be reduced by at least  

30% compared to the existing peak flow. In the event that the existing discharge  
arrangements are not known, or if the site currently discharges to a different outlet, 
then a discharge rate of 5 litres per second per hectare should be demonstrated.  
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 Reason: To comply with Policy CS67 and the National Planning Policy  Framework. 
 
18. Before the development of the student accommodation building is commenced, the 

improvements (which expression shall include traffic control, pedestrian and cycle 
safety measures) to the highways listed below shall have either; 

    
 a)  been carried out; or 
 b)  details have been submitted to and approved in writing by the Local Planning 

Authority of arrangements which have been entered into which will secure that 
such improvement works will be carried out before the development is brought into 
use. 

    
 Highway Improvements:  
    
 (i) New cycle route on Pond Street adjacent to the development connecting with 

existing cycle routes on Pond Street and Broad Street West; 
 (ii) New on-street parking layout on Pond Street and Pond Hill; 
 (iii) Provision of a service bay on Flat Street and drop off bay on Pond Street; 
 (iv) Footway improvements to the highway in Fitzalan Square and Flat Street 

adjacent to the listed building in Urban Design Compendium Primary Palette; 
 (v) Footway improvements to the highway on Pond Street and the remaining part of 

Flat Street to Urban Design Compendium secondary palette; 
 (vi) New street lighting to Bakers' Hill and Steps and associated minor footway 

works required for safety reasons; 
 (vii) Changes to the area of footway and steps at the junction of Pond Hill, Pond 

Street and Flat Street to improve intervisibilty, access and reduce conflict where the 
cycle route and the pedestrian desire lines cross; 

 (viii) Relocation of the pedestrian crossing on Flat Street to a position to be 
approved by the Local Planning Authority.  

    
 Reason: To enable the above-mentioned highways to accommodate the increase 

in traffic, which, in the opinion of the Local Planning Authority, will be generated by 
the development. 

 
19. Prior to the improvement works indicated in the preceding condition being carried 

out, full details of these improvement works shall have been submitted to and 
approved in writing by the Local Planning Authority. 

   
 Reason: In the interests of highway safety and the amenities of the locality.  
 
20. The student accommodation building shall not be used unless the cycle parking 

accommodation as shown on the approved plans has been provided in accordance 
with those plans and, thereafter, such cycle parking accommodation shall be 
retained. 

   
 Reason: In the interests of delivering sustainable forms of transport, in accordance 

with the Transport Policies in the adopted Unitary Development Plan for Sheffield 
(and/or Core Strategy).   

 
21. Prior to the commencement of the development of the student accommodation 

building, or an alternative timeframe to be agreed by the Local Planning Authority, 
a detailed Travel Plan shall have been submitted to and approved in writing by the 
Local Planning Authority.  
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 The Travel Plan shall include: 
    
 1. Clear and unambiguous objectives to influence a lifestyle that will be less 

dependent upon the private car; 
 2. A package of measures to encourage and facilitate less car dependent living; 

and, 
 3. A time bound programme of implementation and monitoring in accordance with 

the City Councils Monitoring Schedule. 
 4. Provision for the results and findings of the monitoring to be independently 

validated to the satisfaction of the Local Planning Authority.  
 5. Provisions that the validated results and findings of the monitoring shall be used 

to further define targets and inform actions proposed to achieve the approved 
objectives and modal split targets. 

    
 Prior to the occupation of the building, evidence that all the measures included 

within the approved Travel Plan have been implemented or are committed shall 
have been submitted to and approved in writing by the Local Planning Authority. 

   
 Reason: In the interests of delivering sustainable forms of transport, in accordance 

with the Transport Policies in the adopted Unitary Development Plan for Sheffield 
(and/or Core Strategy). 

 
22. The residential units shall not be occupied until details of a scheme have been 

submitted to and approved by the Local Planning Authority to ensure that future 
occupiers of the residential units will not be eligible for resident parking permits 
within the designated Permit Parking Zone. The future occupation of the residential 
units shall then occur in accordance with the approved details. 

  
 Reason: In the interests of highway safety and the amenities of the locality. 
 
23. Before the student accommodation building is brought into use, full details of a 

management plan to control student arrivals/departures associated with moving in 
to/out of the accommodation shall be submitted to and agreed in writing by the 
Local Planning Authority. Thereafter such management plan shall be adhered to.  

   
 Reason: In the interests of highway safety. 
 
24. Before the student accommodation building is brought into use, full details of the 

proposed refuse and recycling storage facilities to be provided to serve the 
development shall have been submitted to and approved in writing by the Local 
Planning Authority. The details shall include a method statement indicating how the 
facilities will be managed and serviced and how occupiers of the proposed 
development will be encouraged to maximise the use of the proposed recycling 
facilities to reduce general waste arising.  Prior to the occupation of any phase of 
the proposed development the approved facilities shall have been implemented for 
that phase in conjunction with the approved method statement and shall thereafter 
be retained. 

   
 Reason: In order to ensure that proper provision for refuse is made and to 

encourage the maximum use of recycling in the interests of protecting the 
environment.  

 
25. All development and associated remediation shall proceed in accordance with the 

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

   
 Reason: In order to ensure that any contamination of the land is properly dealt with.  
 
26. Upon completion of any measures identified in the approved Remediation Strategy 

or any approved revised Remediation Strategy, a Validation Report shall be 
submitted to the Local Planning Authority. They building or any part thereof shall 
not be brought into use until the Validation Report has been approved in writing by 
the Local Planning Authority.  The Validation Report shall be prepared in 
accordance with Contaminated Land Report CLR11 (Environment Agency 2004) 
and Local Planning Authority policies relating to validation of capping measures 
and validation of gas protection measures. 

   
 Reason: In order to ensure that any contamination of the land is properly dealt with.  
 
27. Before the development of the student accommodation building is commenced full 

details of the public art proposals that are identified in principle on the approved 
elevation plans shall have been submitted to and approved in writing by the Local 
Planning Authority. Works shall thereafter be carried out in accordance with the 
approved details.  

   
 Reason: In order to satisfy the requirements of Policy BE12 of the Unitary 

Development Plan and to ensure that the quality of the built environment is 
enhanced.  

 
28. The student residential accommodation hereby permitted shall not be occupied 

unless the approved scheme of sound attenuation works has been installed and 
thereafter retained.  Such scheme of works shall: 

    
 a) Be based on the findings of ARUP Acoustic Assessment (Ref: AAc/217919-

00/RO1, Dated: 20/02/13); 
   
 b) Be capable of achieving the following noise levels: 
    
 Bedrooms:   LAeq (8 hour) - 30dB (2300 to 700 hours); 
 Living Rooms & Bedrooms: LAeq (16 hour) - 35 dB (0700 to 2300 hours); 
 Other Habitable Rooms: LAeq (16 hour) - 40dB (0700 to 2300 hours); 
 Bedrooms: LAFmax - 45dB (2300 to 0700 hours). 
  
 c) Where the above noise criteria cannot be achieved with windows partially open, 

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

  
 Before the scheme of sound insulation works is installed full details thereof shall 

first have been submitted to and approved in writing by the Local Planning 
Authority.  

   
 Reason: In the interests of the amenities of the future occupiers of the building. 
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29. Before the student accommodation building is commenced, full details (including a 
method statement for implementation) of proposed new street trees, including 
species, planting specification and tree grilles, to Pond Street and Flat Street shall 
have been submitted to and approved by the Local Planning Authority.  The 
method statement shall detail how and when it is intended to install the proposed 
street trees on the site. Thereafter the street trees shall be retained and they shall 
be cultivated and maintained for a period of 5 years from the date of 
implementation and any failures within that five year period shall be replaced 
unless otherwise approved by the Local Planning Authority. 

   
 Reason: In order to ensure an appropriate quality of development.  
 
30. Before any part of the student accommodation building is brought into use a 

Validation Test of the sound attenuation works to that part of the development for 
the relevant proposed use shall have been carried out and the results submitted to 
and approved by the Local Planning Authority.  Such Validation Test shall: 

    
 a) Be carried out in accordance with an approved method statement, 
 b) Demonstrate that the specified noise levels for the proposed use have been 

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

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

the site. 
 
31. No externally mounted plant or equipment for heating, cooling or ventilation 

purposes, nor grilles, ducts, vents for similar internal equipment, shall be fitted to 
any building unless full details thereof have first been submitted to and approved in 
writing by the Local Planning Authority, and once installed such plant or equipment 
should not be altered. 

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

property.  
  
 
32. Prior to the commencement of the development of the student accommodation 

building, a detailed Employment and Training Strategy, designed to maximise local 
opportunities for employment from the construction (and occupation) of the 
development shall have been submitted to and approved in writing by the Local 
Planning Authority.  The Strategy shall include a detailed implementation plan, with 
arrangements to review and report back on progress achieved to the Local 
Planning Authority. Thereafter the Strategy shall be implemented in accordance 
with the approved details. 

  
 Reason: In the interests of maximising the economic and social benefits for local 

communities from the proposed development. 
 
Other Compliance Conditions 
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33. The roof top plant screen shall be installed by 1st September 2017 in accordance 
with the approved details.   

  
 Reason:  In the interests of visual amenity and the character / appearance of the 

Grade II Listed Building. 
 
34. The brick material submitted and referenced BEA Caxton Quartz Grey (Product 

Code: 4180025, BEA Clay Solutions) shall be used as the facing material for all 
parts of the student accommodation building that are identified on the approved 
plans as being constructed from "dark grey facing brickwork". 

  
 Reason: In order to ensure an appropriate quality of development. 
 
35. The development shall be carried out in accordance with the approved typical 

section details shown on Drawing Nos. 26483-3(31)03 Revision A  and 26483-
3(31)04, which are hereby approved.     

    
 Reason: In order to ensure an appropriate quality of development.  
 
36. No windows shall be blocked up, filmed over or otherwise made non transparent 

without the prior written approval of the Local Planning Authority. 
   
 Reason: In order to ensure an appropriate quality of development.  
 
37. There shall be no gates or barriers erected at the means of access to the site 

unless otherwise approved in writing by the Local Planning Authority. 
   
 Reason: To ensure access is available at all times.  
 
38. No loudspeakers shall be fixed or used outside the building at any time. 
   
 Reason: In the interests of the amenities of the locality and occupiers of adjoining 

property.  
 
39. No deliveries to the buildings within the site of the development shall be carried out 

between 21:00 hours and 08:00 hours Monday to Saturday and between 
20:00hours and 09:00 hours Sundays and Public Holidays. 

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

property.  
 
40. No movement, sorting or removal of waste bottles, materials or other articles, nor 

movement of skips or bins shall be carried on outside the building within the site of 
the development between 22:00 hours and 08:00 hours Monday to Saturday and 
between 21:00 hours and 09:00 hours on Sundays and Public Holidays. 

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

property.  

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

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

 
2. The Local Planning Authority has worked with the applicant in a positive and 

proactive manner based on seeking solutions to problems arising in relation to 
dealing with a planning application. 

 
3. It is noted that your planning application involves the construction or alteration of 

an access crossing to a highway maintained at public expense. 
    
 This planning permission DOES NOT automatically permit the layout or 

construction of the access crossing in question, this being a matter which is 
covered by Section 184 of the Highways Act 1980, and dealt with by: 

    
 Development Services 
 Howden House 
 1 Union Street  
 Sheffield  
 S1 2SH 
    
 For access crossing approval you should contact the Highway Development 

Control Section of Sheffield City Council on Sheffield (0114) 2736136, quoting your 
planning permission reference number. 

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

highway.  You must not start any of this work until you have received a signed 
consent under the Highways Act 1980.  An administration/inspection fee will be 
payable and a Bond required as part of the consent. 

    
 You should apply for a consent to: - 
    
 Highways Adoption Group 
 Development Services 
 Sheffield City Council 
 Howden House,  
 1 Union Street  
 Sheffield  
 S1 2SH 
    
 For the attention of Mr S Turner 
 Tel: (0114) 27 34383 
 
5. You are required as part of this development, to carry out works within the public 

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

    
 The notice should be sent to:- 
    
 Sheffield City Council 
 2-10 Carbrook Hall Road 
 Sheffield  
 S9 2DB 
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 For the attention of Mr P Vickers 
    
 Please note failure to give the appropriate notice may lead to a fixed penalty notice 

being issued and any works on the highway being suspended. 
 
6. You are required as part of this development to implement the introduction of a 

Traffic Regulation Order to amend the legal use of the highway adjacent to the site 
under the provisions of the Road Traffic Regulation Act 1984.  

    
 To progress this TRO you should contact:- 
    
 Sheffield City Council 
 Traffic Regulation Team 
 2 to 10 Carbrook Hall Road 
 Carbrook 
 Sheffield 
 S9 2DB 
  
 For the attention of Mr Brian Hey. 
 
7. The applicant is advised that noise and vibration from demolition and construction 

sites can be controlled by Sheffield City Council under Section 60 of the Control of 
Pollution Act 1974.  As a general rule, where residential occupiers are likely to be 
affected, it is expected that noisy works of demolition and construction will be 
carried out during normal working hours, i.e. 0730 to 1800 hours Monday to Friday, 
and 0800 to 1300 hours on Saturdays with no working on Sundays or Public 
Holidays.  Further advice, including a copy of the Council's Code of Practice for 
Minimising Nuisance from Construction and Demolition Sites is available from SCC 
Environmental Protection Service, 2-10 Carbrook Hall Road, Sheffield, S9 2DB: 
Tel. (0114) 2734651, or by email at epsadmin@sheffield.gov.uk. 

 
8. You are advised that any external lighting to the site should be installed so as to 

meet the guidance provided by the Institution of Lighting Professionals in their 
document "Guidance Notes for the Reduction of Obtrusive Light (GN01: 2011)".  
This is to prevent obtrusive light causing disamenity to neighbours.  The Guidance 
Notes are available for download from the Institution of Lighting Professionals' 
website, or telephone (01788) 576492. 

 
9. The applicant is advised that responsibility for the safe development and 

occupancy of the site rests with the developer. The Local Planning Authority has 
evaluated the risk assessment and remediation scheme on the basis of the 
information available to it, but there may be contamination within the land, which 
has not been discovered by the survey/assessment. 

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

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

 
11. Plant and equipment shall be designed to ensure that the total LAeq plant noise 

rating level (including any character correction for tonality or impulsive noise) does 
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not exceed the LA90 background noise level at any time when measured at 
positions on the site boundary adjacent to any noise sensitive use. 
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Site Location 
 
 

 
 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
 
 
LOCATION AND PROPOSAL 

The application site is the Former Head Post Office at Fitzalan Square and vacant 
land within its curtilage. All existing buildings – except buildings adjoining Baker’s 
Hill – have Grade II listed building status. 

This is a combined report relating to two applications – a full planning application 
and a listed building application.  The proposed development comprises:  

1. Student Tower  
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The erection of a student accommodation tower comprising of a part 10 and part 
16 storey building. It is proposed to contain 29 cluster flats and 13 studio flats for 
241 students in total. Ancillary works are also proposed, which includes a small 
building on Pond Street that will house a substation and the refuse store. 

The tower will be situated at the southern end of the site and at the junction of Flat 
Street, Pond Street and Pond Hill. The site is surrounded by existing commercial 
uses including the Royal Mail Delivery Office (east), the bus station (south), and 
the O2 Academy (west).  

It should be noted that a part 22 and part 14 storey tower for 279 students in total 
has previously been approved on the site and is Phase 2 of the works granted 
under permissions 13/00770/FUL and 13/00771/LBC. This phase has not been 
implemented. It has been advised that the reduced scale of development now 
proposed is considered to be as a more feasible and viable option at this time. 

2. Plant Screen  

The installation of a zinc cladding screening system to help obscure unsightly flues 
and roof mounted plant equipment that has been installed on the main Former 
Head Post Office Building, which faces Fitzalan Square with a return along Flat 
Street. The plant installed on the roof was required in association the ‘Sheffield 
Institute of Arts’ facility and has been in situ since it opened in early 2016. The 
equipment currently dominates the building’s roofscape and the proposed zinc 
cladding system is a direct response to officers’ opinion that it harms the character 
and appearance of the Grade II Listed Buildings. 

The application site is within the Sheaf Valley Quarter and is an important gateway 
area and academic focus for Sheffield Hallam University, of which the ‘Sheffield 
Institute of Arts’ is part.  

RELEVANT PLANNING HISTORY 

The building was erected in the late 19th century, and vacated by the Post Office 
around 2001.   
 
05/02562/FUL & 05/02561/LBC 
Planning permission and listed building consent granted (March 2006) for partial 
demolition, alteration, conversion and erection of buildings to form 41 apartments, 
offices (Class B1), restaurant (Class A3) and mixed commercial space (Classes 
A3/A2/A1/B1) with 44 parking spaces and landscaped gardens and erection of 9 
storey hotel.   
 
12/02757/LBC 
Listed Building Consent granted (October 2012) for internal alterations, including 
removal of internal walls and external repairs including the formation of 2 new 
entrances (as amended 25.10.2012). 
 
12/03175/FUL 
Planning permission granted (November 2012) for use as Educational 
Establishment as amended 6.11.12. 
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13/00770/FUL & 13/00771/LBC 
Planning permission and listed building consent granted in September 2013 for the 
alterations and conversion to form Educational Facility (Class D1), Business Use 
(Class B1),  Shops (Class A1), Restaurants and Cafes (Class A3), Drinking 
Establishments Class A4),  Non-Residential Institutions (Class D1), and Assembly 
and Leisure (Class D2) including ancillary student common room areas and 
associated plant and storage space, and erection of a 22/14 storey building to 
provide 279  student bedspaces in 52 cluster flats with ancillary accommodation 
and a commercial unit for Class A1 (Shops), A3 (Restaurants and Cafes) and A4 
(Drinking Establishments) purposes, as amended 31.7.13, 9.8.13, 27.8.13, 29.8.13 
and 9.9.13 
 

15/01931/FUL & 15/01920/LBC 
Planning permission and listed building consent granted in December 2015 for the 
lteration and conversion to form Educational Facility (Class D1), including ancillary 
areas and associated plant and storage space, and erection of a 22/14 storey 
building to provide 279 student bedspaces in 52 cluster flats with ancillary 
accommodation and a commercial unit for Class A1 (Shops), A3 (Restaurants and 
Cafes) and A4 (Drinking Establishments) purposes (application under Section 73 to 
substitute approved drawings and vary/remove conditions imposed by planning 
application and 13/00770/FUL and 13/00771/LBC to allow development to be built 
in separate phases).  
 
17/01273/FUL 
Planning application currently pending consideration for application under Section 
73 to remove conditions 43 and 27 (external plant/services) and vary conditions 16, 
17, 29 and 30 (to limit the works to paving around the perimeter of the building, 
omit a service lay-by, cycle lane and planting requirements, and reposition the 
parking bays) of planning permission 15/01931/FUL.  
 

17/01299/LBC 
Listed Building application currently pending consideration for application under 
Section 19 to remove condition 13 (external plant/services) as imposed by planning 
permission 15/01920/LBC.  
 
SUMMARY OF REPRESENTATIONS  

The application has been advertised in accordance with relevant legislation. 

A total of 2 letters of representation have been received making the following 
comments: 

- The Sustainability Statement mentions the site is located directly alongside the 
district heating system. Given the poor air quality in this area, close to the bus 
station, connecting to the district heating system seems to be the most sensible 
option in reducing the emissions generated by the building. 

- The plans could go further by including renewable electricity generation. Given 
the close proximity to the Sheffield College City site, it is entirely feasible that 
rooftop wind generation could be used. 
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- Solar PV could also be incorporated into the design as there are areas of flat 
roofing and vertical surfaces that could be utilised and that could be in keeping with 
the cladding. Both of these technologies were used on the City College site and 
this would also be aesthetically pleasing, tying the two tall buildings to each other 
across the Sheaf valley. 

- It is important that the proposed development maintains the setting of the listed 
post office building. It is important for Listed Buildings to be used & maintained to 
stop them becoming derelict. 

- The former post office building has been vacant & neglected far too long and has 
become a target for graffiti / vandalism / antisocial behaviour. 

PLANNING ASSESSMENT 

1. Land Use Policy Issues 
 
- National Policy  
 
At the heart of the National Planning Policy Framework (NPPF) is a presumption in 
favour of sustainable development, which should be seen as a golden thread 
through both plan-making a decision taking. With regard to decision-taking this 
means approving development proposals that accord with the development plan 
without delay; and where the development plan is out of date it states that 
permission should be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits when assessed against the 
policies and restrictions in the NPPF as a whole. 
 
- Local Policy 
 
The principle of a dense residential tower on this site has previously been 
established and there is considered to be no change in policy circumstance since 
the original application was assessed and approved in 2013.  

The site is designated within the Central Shopping Area in the adopted Unitary 
Development Plan (UDP) and Policy S3 (Development in the Central Shopping 
Area) states that Housing (C3) is one of the preferred uses and that residential 
institutions (C2) are acceptable. Student accommodation is a Sui Generis use and, 
therefore, not explicitly mentioned in this policy and so must be determined on its 
own merits. In this regard, student accommodation has residential character and, 
therefore, it is consistent with appropriate identified uses in the area.     

The proposal is supported by Core Strategy Policy CS 17 (City Centre Quarters) 
which promotes the Sheaf Valley Quarter as an important gateway area and the 
academic focus for Sheffield Hallam University. In this context, the student 
accommodation is acceptable and this is strengthened by the remainder of the 
Former Head Post Office site being converted for use by the University.  

2. Density Issues 

Core Strategy Policy CS 26 (Efficient Use of Housing Land and Accessibility) 
requires new housing development to make an efficient use of land but accepts 
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that the density of new developments should be in keeping with the character of 
the area and support the development of sustainable, balanced communities. 
Therefore, a minimum density of 70 dwellings per hectare in the city centre is 
required. 

The proposed density is over 277.5 dwellings per hectare, which is compliant with 
Policy CS 26. The high density is the result of this being a large urban 
development characterised by multiple storeys and including a large quantity of 
small sized units. Given the restricted floor area of the site, the student 
accommodation character of the proposed development, and the nature of 
surrounding existing / proposed development, this density is accepted.  

3. Mixed Communities Issues 

Policy CS41 (Creating Mixed Communities) encourages housing development to 
meet a range of housing needs including a mix of prices, sizes, types and tenures. 
The City Centre will provide for abroad range of smaller households where no 
more than half the new homes in larger developments should consist of single 
house type.  On larger sites purpose-built student accommodation will form part of 
a mix of housing development, but will also be limited to no more than 20% of 
residences within 200m of the site. 

The current density of shared housing within 200m is 21%, and with the proposed 
student accommodation it will increase to 29%.  However these densities are 
artificially high owing to the low number of residential properties in the vicinity and 
because of this the overall harm of imbalance at this location is not considered to 
be a significant issue, given that there is no established residential community that 
would be adversely affected by the lack of mix. The surrounding buildings are 
predominantly commercial – including the Royal Mail depot, Ponds Forge Sports 
Centre, Sheffield Hallam University & the bus station – and there is little scope for 
residential accommodation to be delivered on these sites.  Therefore, the benefits 
of regenerating the site will have a positive effect on the area and significantly 
outweigh the negative aspects of introducing further student accommodation. 

For the above reasons – and due to the specialist nature of the proposed facility 
(essentially a residential college) – no objection is raised to the proposed student 
accommodation on land use ground despite not strictly complying with Policy 
CS41.    

4: Design Issues 

There is no objection to the principle of a tall building on this site, as this was 
previously established in 2013. Indeed, the previous planning permission – that is 
still extant – allowed a new building that was a maximum of 22 storeys high, which 
is 6 storeys taller than the current proposal and would therefore have a greater 
impact on the visual amenity of the locality and appearance of the site. The new 
building has an updated design to the 2013 submission and, therefore, its overall 
design must be considered.  
 
The NPPF attaches great importance to the design of the built environment and the 
achievement of high quality and inclusive design for all developments. However, 
although visual appearance and the architecture of individual buildings are very 
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important facts, the NPPF states that securing high quality and inclusive design 
goes beyond aesthetic considerations. Therefore, decision making should address 
the connections between people and places and the integration of new 
development into the natural, built and historic environment. 
 
Core Strategy Policy CS74 “Design Principles” expects high quality development 
that will enhance the distinctive heritage of the City Centre, contribute to place-
making and promote the city's transformation, improving physical environments 
that have become rundown and lacking in distinctiveness. 
 
UDP Policy BE5 on Building Design and Siting expects good design and good 
quality materials, encouraging original architecture with new buildings 
complementing the scale, form and style of surrounding buildings.   
 
Scale 

Policy CS 76 “Tall Buildings in the City Centre” is relevant and provides guidance 
on where tall buildings are appropriate. Amongst other things, it states that tall 
buildings are appropriate in the City Centre where they (a) help to define gateway 
sites, (b) mark an area of civic importance, (c) mark a principal activity node or key 
route, (f) support the vision for city centre quarters, and (g) reflect the strategic 
economic vision for the city. 
 
In this instance, it remains that the tower will be substantially higher than the rest of 
the surrounding buildings, however it is still considered compliant with Policy CS 
76. Specifically, the tower will help to mark a significant point in the city scape (the 
bus station) and define a pedestrian route that links between important civic areas, 
including Fitzalan Square and the railway station. Furthermore, it is considered that 
the proposed building will help to consolidate and strengthen the Sheaf Valley 
Quarter, which is identified in Core Strategy Policy CS 17 “City Centre Quarters” as 
being “an important gateway area and the academic focus for Sheffield Hallam 
University”.     
 
Massing 
 
The Urban Design Compendium gives general rather than policy guidance on tall 
buildings, but does state that they should "be slender in form and proportion having 
a vertical emphasis to overall mass. Tall buildings which are slab-like in form and 
proportion will not be acceptable."  The design of tall buildings should be "striking 
and distinctive so that they become identifiable landmarks on the skyline”.  
 
It also states that tall buildings should be "clustered in higher parts of the city 
centre above the 75m contour level, and should be located at a limited number of 
strategic sites in lower lying areas such as Sheaf Square or Park Square 
roundabout." 
 
UDP Policy BE5 (Building Design and Siting) states that overall mass of new 
buildings should be broken down with special treatment for corner sites and varied 
use of materials. 
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The mass of the proposed building is considered to be an improvement on the 
original tower. The tallest 16 storey element is now more defined because of the 
height and design of the lower 10 storey section, which responds better to the 
datum of the adjacent Grade II Listed Building and helps to soften the transition to 
the tallest part of the new building. Furthermore, the proposed use of a grey brick 
material for this lower section, instead of the same metal cladding system to be 
used in the 16 storey element, will significantly help reduce the overall mass of the 
building by breaking the design down into defined sections an enhancing the tallest 
element of the building, which is considered to have more slender elevations and 
improved proportions.    
 
Key Views  
 
The development will be visible in long range views across the city and will be a 
new addition to the city centre’s skyline. The scale and mass of the building was 
considered in depth during the evolution of the 2013 scheme and the tower was 
redesigned to reduce its slab-like appearance. Ultimately, it was considered 
acceptable and was not considered to have a disruptive presence on sensitive 
areas in the City Centre (including Tudor Square, Norfolk Street and listed 
buildings in the City Centre Conservation Area). It was also not considered to be 
overbearing on the City Centre when viewed from Park Hill and Park Square 
roundabout.  
 
Given that the current proposal comprises of a reduction in building height, scale 
and mass, it is concluded that the impact of this development on key views and 
vistas will be acceptable. Indeed, it is considered that the new design will improve 
the building’s relationship with sensitive surroundings, which is welcomed.  
 
Materials 
 
This development’s main material palette will be dark grey brickwork and an 
aluminium cladding system with secret fixings.  
 
The 10 storey element and lower levels of the main tower façade will be 
constructed from the brick using recessed joints and colour matched mortar. A 
sample a high quality grey brick has been submitted for consideration, which is 
acceptable. The rest of the building’s façade will utilise the aluminium cladding 
system. The final specification and cladding colours are to be confirmed; however 
the plans currently indicate a colour palette that is various muted shades of green 
and grey tones in a subtle pattern. It is intended to arrange the colours so as to 
help breakdown the mass of the building. The colours proposed are similar to the 
2013 permission and are acceptable in principle.      
 
In addition to aluminium cladding, a section of perforated metal cladding will be 
included on the building’s West elevation, which prominently faces the City Centre. 
This will be equal to the width and height of the building’s stair core and it will have 
a silver metallic finish to add further interest to the façade. Also, it is proposed to 
form the Public Art element of the scheme and it is intended to have a silver 
metallic finish and a perforated pattern that will be designed in consultation with a 
local artist. The principle of this feature being integrated into the architecture of the 
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building is welcomed. It is considered to be compatible with the expectations of 
UDP Policy BE12 “Public Art”, which encourages public art in places that can be 
readily seen by the public and as an integral part of the design of major 
developments.    
 
The facades of the new building are dominated by openings that comprise of a slim 
line aluminium framed system that includes a large glazed windows and matching 
ventilation louvers. At ground floor levels – on the Pond Hill and Pond Street 
facades – there is proposed to be significant amount of glazing, which is a positive 
design addition as the windows will provide views into the ground floor communal 
spaces and add activity to the adjacent streets.  
 
For the reasons above, the proposed development is concluded to be acceptable 
and compliant with the Urban Design Compendiums, UDP Policies BE5 and BE12 
as well as Core Strategy Policies CS 17, CS74 and CS76. All materials and a 
sample panel are conditioned. 
  
5. Impact on Listed Building 
 
UDP Policy BE15 “Areas and Buildings of Special Architectural or Historic Interest” 
states that buildings of special architectural or historic interest which are an 
important part of Sheffield’s heritage will be preserved or enhanced. Harmful 
development will not be permitted.  
 
UDP Policy BE19 “Development Affecting Listed Buildings” expects proposals for 
development within the curtilage of a building or affecting its setting to preserve the 
character and appearance of the building and its setting. 
 
Impact of the Proposed Tower building 
 
The principle of a tall building on the application site and within the curtilage of the 
listed buildings has previously been accepted. For the reasons discussed above, it 
is considered that the revised massing, design and material changes proposed will 
continue to achieve an acceptable relationship to the Listed Building. The 
development will affect the setting of the building but it remains the opinion of your 
Officers that this affect will not be harmful or detrimental to the listed building. 
Instead, it is considered that the tower will complete the redevelopment on the site 
and enhance its overall appearance and position in the city scape. Therefore, the 
proposal is considered compliant with UDP Policies BE15 and B19.    
 

Impact of the Roof Proposed Plant Screen 

The proposed plant screen will enclose the plant and equipment installed on the 
roof and southern elevation of the Listed Building to facilitate its new use. This 
infrastructure is extensive and currently considered to be harmful to the 
appearance and setting of the Listed Building, particularly dominating the long 
views of the building, especially from Norfolk Row.  

The proposed screening is a response to your Officers concerns above. It 
comprises of two parts and materials – 1) the roof top equipment will be screened 
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using a patinated zinc screen that will be attached vertically to a supporting 
framework that will extend around the equipment and screen the various items in a 
single material, which is considered to be high quality and is used elsewhere on 
the building; and 2) the external ductwork on the southern façade will be screened 
by aluminium louvres arranged horizontally and colour coated to match the roof top 
zinc, which is also acceptable.   

Plans and photomontages showing the proposed screening from east and west 
positions have been submitted, and it is concluded that this work will be a 
significant improvement on the existing arrangement; helping to ensure the 
equipment can be retained but screened from public view so as to preserve the 
character and integrity of the Listed Building in accordance with Policies BE15 and 
BE19.    

6. Residential Amenity  

UDP Policy H15 (Design of New Housing Developments) expects the design of 
new housing developments to provide good quality living accommodation.  

UDP Policy S10 (Conditions on Development in Shopping Areas), part (b), permits 
residential use in shopping areas provided that residents are not caused to suffer 
from unacceptable living conditions, including air pollution, noise, other nuisance or 
risk to health and safety. 

Key considerations in relation to this application are outlook, privacy, outdoor 
amenity, and noise and disturbance. 

Outlook 

All of the apartments within the development include large clear openings and 
opening windows to ensure that internal living environments will be lit by natural 
daylight and are comfortable for future occupiers. Communal areas for the cluster 
units are considered to be a suitable size.  

Privacy 

There are no overlooking issues because there are no other residential properties 
surrounding the application site and the character of other buildings that overlook 
the site.  

Outdoor Amenity Provision 

There is no external amenity space, balconies or roof terraces and the amenity 
facilities for residents are restricted to the areas highlighted above and internal 
areas, such as common rooms. Such a lack of private amenity space is not 
unusual for a multi-storey student development in a restricted urban location. The 
site is within the boundary of the city centre and close to public spaces and parks. 
It also has access to good public transport links to other nearby parks and outdoor 
amenity facilities.  It is therefore considered to be satisfactory in amenity terms. 

Noise and Disturbance 
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The City Centre Living Strategy was approved by Cabinet on 28 April 2004.  
Guidelines 8 and 9 of the Strategy require sound attenuation to safeguard the living 
conditions of residents for proposals for residential and potentially noisy uses. 

The submitted noise report satisfactorily addresses the risk of noise. The dominant 
measured noise source is from road traffic, which includes buses creating low 
frequency noise. The noise generated by the site’s surroundings do not warrant the 
refusal of this application but it is recommended that conditions be imposed that 
cover protection of the amenity of the future residential occupiers. The works shall 
be based on the findings of the submitted noise report and shall be required to 
achieve specified levels.  

Therefore, it is concluded that the proposals are consistent with the expectations of 
relevant policies, subject to conditions to ensure that the submission’s acoustic 
protection is provided, validated and retained. 

7. Highways  

Paragraph 17 of the NPPF seeks to focus development in sustainable locations 
and make the fullest possible use of public transport, walking and cycling.   

UDP Policy S10 ‘Conditions on Development in Shopping Areas’ (part f) states that 
new development will be permitted provided that it is adequately served by 
transport facilities and provide safe access to the highway network and appropriate 
off-street car parking.  

The site is considered to be in a highly sustainable location.  The site is surrounded 
by Sheffield Hallam University’s city centre campus and given that the 
accommodation is focused upon students this proximity is important and will 
enable residents to walk to facilities. The University of Sheffield is further away but 
still easily accessible by excellent public transport links. 

In addition to the Universities there are a wide range of local services and facilities 
within walking distance of the site, including the City Centre. The site is 
immediately next door to the City’s main bus station and tram stops are within easy 
walking distance of the site (400m); these provide excellent links to surrounding 
areas. Additionally, Sheffield Railway station is close to the site thus providing 
further transport links to local and wider destinations.   

No car parking provision is proposed within the development but given the highly 
sustainable City Centre location and a car-free development this is not considered 
to be a significant issue. However, it is confirmed that residents will not be entitled 
to apply for on-street parking permits. 

A drop-off / pick-up bay is proposed on the site’s Pond Street elevation, as per the 
2013 planning approval. The position of this bay has changed marginally and is 
situated further to the north, which is considered a better arrangement as it 
enhances the setting and pedestrian approach to the main entrance of the building.   
 
The proposal includes a dedicated cycle store in the ground floor area of the new 
tower with 40 spaces proposed for the students and staff in the new tower.  This 
quantity is considered to be acceptable and improves upon the 26 spaces 
approved in 2013. The design of the store is considered to be acceptable – 
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proposing secure and dedicated accesses to internal / external areas, CCTV 
coverage and appropriate width entrance doors (1.2m wide).  
 
No information has been provided about how the site will be serviced. Therefore, it 
is recommended that full details of management proposals for activities including 
the refuse and recycling regime, student drop off/pick up, deliveries and other 
services be controlled by a condition requiring the preparation and approval of a 
relevant strategy prior to occupation of the development.   
 
In summary, it is considered that the development is in compliance with the NPPF 
and Policy S10 (part f).   
 

8. Public Realm Improvement Works 

Members are reminded that the 2013 application for comprehensive 
redevelopment of the site (13/00770/FUL) secured a financial contribution towards 
the enhancement of open space in the City Centre with the main intention being to 
spend it on Fitzalan Square and the Bakers’ Hill steps. Open Space contributions 
are now covered by CIL and, therefore, a similar contribution cannot be agreed as 
part of this application.   
 
This previous application also required improvements to the adjacent highways 
and public realm by condition. This work included the provision of new cycle 
routes, landscape works, service facilities, on-street parking, footway 
improvements and highways works, and street lighting. This condition was varied 
by the applicant in 2015 (15/01931/FUL) so that the provision of all works related to 
the mixed-use refurbishment / redevelopment of the Former Head Post Office as 
an educational facility (identified as buildings A, B, D, E or F) and not the erection 
of the tower (Building C).  As these buildings are occupied these works should 
have been agreed by the Local Planning Authority and completed on site, but 
unfortunately to date none of the works specified in the condition have been 
undertaken. Furthermore, discussions with the Council about have also taken 
place about how parts of the public realm works could be delivered through the 
Knowledge Gateway Project.  
 
Members are advised that the applicant has recently submitted an application to 
vary this condition and this includes removing some of the public realm works listed 
in the condition (17/01273/FUL, see Planning History Section). This application is 
pending consideration and has not been determined at the time of writing this 
report.  
 
In light of the above, and in order to maintain a consistency across the 
development of the entire site as a whole, it is proposed that the same public realm 
condition be included as part of this recommendation. This application must be 
considered separately and it remains that the works listed in the condition are 
deemed relevant to this application given the scale of the proposed development 
and the change in use and pedestrian environment it will create at this location. 
This is also considered reasonable given that the application to vary/remove some 
of the public realm works has not yet been determined and therefore the planning 
position remains the same.  
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Your Officers are currently in discussions with the applicant about this matter and 
Members will be updated on the issue, if necessary, at the Planning Committee 
meeting.  
 
9. Flood Risk and Drainage 

Core Strategy Policy CS 67 “Flood Risk Management” requires the extent and 
impact of flooding to be reduced. It promotes the use of Sustainable Drainage 
Systems or sustainable drainage techniques to achieve this, where feasible and 
practicable.  

- Flood Risk 

With regard to flooding, it is confirmed that the application site is situated within 
Flood Zone 1, where there is a low probability of flood risk and it is considered to 
be the most appropriate location for residential accommodation. The Environment 
Agency has confirmed that it has not object to the application.  

- Surface Water Drainage 

Yorkshire Water has stated that a public sewer crosses the site, however it has 
been confirmed during the course of this application that this sewer has been 
abandoned and therefore there are no significant issues regarding its relationship 
to the building layout.  

With regard to drainage, the information submitted does not address the surface 
water disposal proposals. It does not present all options for drainage management 
and lacks evidence to demonstrate why some surface water disposal options 
(other than discharge to the public sewer) are not practicable and have been 
discounted.  

Yorkshire Water has confirmed that the public sewer will ‘only’ be accepted upon 
receipt of such satisfactory evidence to confirm the reasons for rejection of other 
methods of surface water disposal, such as infiltration and watercourse. 
Notwithstanding this, Yorkshire Water has indicated that this matter can be 
resolved by condition and should not prevent the application being determined.  

The Local Lead Flood Authority also considers the submitted details to be 
insufficient. It is, however, acknowledged from local knowledge that drainage via 
infiltration and the watercourse is unlikely to be an option for this site. Therefore, if 
surface water disposal to the sewer is proven to be the only option, then any 
drainage will be subject to a reduction of at least 30% compared to the existing 
peak discharge rate during a 1 in 1 year storm event.   

Subject to a condition relating to the proper consideration of drainage disposal, it is 
considered that the proposal will meet the requirements of Policy CS 67 by 
ensuring that this new development significantly limits surface water run-off. 

10. Accessibility 

UDP Policy H7 (Mobility Housing) identifies that a proportion of mobility housing is 
to be encouraged in new. Although mobility housing provision for residential 
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development has been superseded by Technical Housing Standards (2015), which 
effectively removes the requirement for mobility housing at this time, it remains that 
mobility units are still required for other forms of accommodation, such as hotels 
and student accommodation.  
 
It is confirmed that 5% of the units (12 studio units) will be wheelchair accessible 
on completion of the development. It has also been demonstrated how one 
accessible room per cluster flat on Levels 1 to 15 designed to necessary fully 
adaptable standards (with space for a hoist facility) could be provided by combining 
two units, as-and-when the need arises. This would provide a further 24 units and 
leading to a potential 15% of the units being available for occupiers, which is 
acceptable in terms of the Council’s expectations for student accommodation. The 
final design of the accessible rooms and large scale details to describe the 
proposals will be reserved by condition.  
 
The building entrance and approaches will benefit from level access. It is also 
expected that the development upgrades the steps situated immediately adjacent 
to the south facing elevation of the tower to access compliant standards. The final 
design of building entrances and steps will be reserved by condition.  
 
Overall, sufficient detail has been supplied at this stage to demonstrate that the site 
will be inclusive and acceptable in accordance with Policy H7.  
 

11. Land Contamination 

A Phase I Desktop Study has been submitted which recommends an intrusive site 
investigation be undertaken to assess the potential risks to human health arising 
from ground contamination, bulk or trace gases, and potential pollution of ground 
or surface waters. Conditions are recommended to deal with this issue and satisfy 
the planning requirements. 

12. Archaeology 

UDP Policy BE22 relates to ‘Archaeological Sites and Monuments’ and states that 
sites of archaeological interest will be preserved, protected and enhanced. Where 
disturbance is unavoidable, the development will be permitted only if (a) an 
adequate archaeological record of the site is made; and (b) where the site is found 
to be significant, the remains are preserved in their original position. 

South Yorkshire Archaeology Service (SYAS) has identified that there may be 
items of archaeological interest existing on the site of the proposed 
substation/store building that will be built to support the new tower on the Pond 
Street elevation. Such remains may relate to settlements dating back to the 
medieval period given that the location of this site is within what can be considered 
the medieval core of Sheffield. Therefore, SYAS has confirmed that we must 
assume that there will be an archaeological impact and that there is a need for an 
archaeological response, which will be covered by condition. 

Subject to the above, the proposal will comply with UDP Policy BE22.  
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13. Sustainability 

Core Strategy Policy CS 63 (Response to Climate Change) encourages action to 
reduce the city’s impact on climate changes. This encourages high density 
development that is well served by sustainable forms of transport, building designs 
that encourage energy efficiency and reduce energy consumption, and 
developments that generate renewable energy.  
 
Core Strategy CS 64 (Climate Change, Resources and Sustainable Design of 
Developments) requires all new buildings to be energy efficient and to use 
resources sustainably. It also advises that all new significant developments (5 
dwellings or more) should achieve Code for Sustainable Homes Level 3, or 
equivalent (such as BREEAM ‘Very Good’). Policy CS 65 (Renewable Energy and 
Carbon Reduction) requires new significant developments to provide 10% of their 
energy needs from decentralised and renewable or low carbon energy. 
 
The density and sustainable location of the development on brownfield land is 
considered to be compliant with Policy CS 63.  

The submitted Sustainability Statement emphasises energy efficiency to reduce 
emissions, and passive design elements to reduce demand.  Water consumption 
will be reduced and the impact of materials used during construction and operation 
considered.  The student tower will be naturally ventilated, with solar gain from the 
east and west facing rooms providing useful benefit.  Natural light will be optimised, 
balancing the reduction of heat loss and avoiding overheating. The Sustainability 
Statement confirms that the project is aware of the policy requirement to achieve a 
BREEAM ‘Very Good’ rating. 

To achieve a 10% reduction in predicted energy needs, the Sustainability 
Statement identifies that either gas Combined Heat and Power or the Sheffield 
District Heating, which passes the site, are likely to be adopted. Further work will 
have to take place on this matter but in principle either option is considered to be 
an appropriate energy saving technology at this stage.  
 
The use of wind turbines and photovoltaic panels – as identified in one letter of 
representation received – is considered in the Sustainability Statement but their 
use is not deemed to be as feasible as the other options identified above. Whilst 
additional technologies would be welcomed, if feasible and viable, it is the case we 
cannot insist upon them by virtue that it is proposed to achieve the 10% policy 
target through alternative acceptable technology.     
 
Guideline CC1 of the Council's supplementary planning guidance 'Climate Change 
and Design (2011)' encourages green / brown roofs to be incorporated into large 
scale developments, if appropriate. The submission confirms that the proposed 
development will feature a brown roof construction on the flat roof elements of the 
development, which is welcomed.  
 
It is concluded that the proposals will address Core Strategy Policies CS 63, 64 
and 65, subject to conditions that will ensure that the submission’s commitments 
are provided, retained and validated. 
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14. Affordable Housing  
 
The site is within the ‘City Centre’ Affordable Housing Market Area where a nil 
contribution to affordable housing is required. 

15: Community Infrastructure Levy (CIL) 

The application site lies within CIL Charging Zone 4 and given that this is a student 
development, the charge will be £30 per square metre. 

RESPONSE TO REPRESENTATIONS  

It is considered the main material planning issues discussed by the letters of 
representation have been addressed in the report. 

SUMMARY AND RECOMMENDATION 

The proposed student accommodation tower is acceptable. The site is currently 
vacant and its existing appearance does not benefit the adjacent Grade II Listed 
Buildings or the prominent site. The proposal comprises of comprehensive 
redevelopment works and a high quality architectural design. It will provide a new 
use for the site, which will significantly enliven it and enhance the surroundings.  

Although the scheme is not strictly in accordance with land use policies in relation 
to mixed communities, it is concluded that an additional student use can be 
justified at this location. It is regarded that the site is a logical place for a tall 
building and a development of this character – especially given the proximity to the 
universities, the lack of impact on existing communities, the vision for the Sheaf 
Valley Quarter, and the sustainable gateway and city centre location.  

The tower is considered to have an acceptable relationship with adjacent buildings 
and the accommodation included will provide adequate living conditions for future 
residents. The amenity impact on surrounding buildings will be acceptable given 
their commercial and non-residential characters. There are no other residential 
units immediately overlooking the site.  

The scheme complies with other policy requirements in relation to sustainability, 
highways, drainage, archaeology and environmental matters, subject to 
recommended conditions to address the outstanding technical items.  

The proposed installation of plant screen on the roof of the building is greatly 
welcomed. The submitted design is considered high design quality required and it 
will serve its purpose to screen the unsightly equipment. The proposed zinc and 
aluminium materials are consistent with the palette used elsewhere on the building 
as part of its recent refurbishment. Overall, it is concluded that the works will 
enhance the character and appearance of the buildings in accordance with the 
relevant policies.  

In light of the above, it is concluded that the proposals are acceptable. Therefore, it 
is recommended that the Members of the Planning Committee grant both full 
planning permission and listed building consent, subject to the listed conditions.  
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Case Number 

 
16/04446/FUL (Formerly PP-05636070) 
 

Application Type Full Planning Application 
 

Proposal Erection of a 67x apartments in 1x 8-storey building 
with ancillary parking at ground floor level and 
associated access and landscaping works 
 

Location Waitrose Supermarket Recycling Point 
Ecclesall Road 
Sheffield 
S11 8HY 
 

Date Received 25/11/2016 
 

Team South 
 

Applicant/Agent SLA Design 
 

Recommendation Grant Conditionally 
 

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

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

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

approved documents: 
  
 The drawings numbered: 
  
 001 
 002A 
 003A 
 004A 
 005A 
 006A 
 007A 
 008A 
 009A 
 010A 
  
 Reason:  In order to define the permission. 
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Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. The development shall not commence until a verification report demonstrating the 

completion of the defect repairs and sealing of leaking sections of culvert referred 
to in the Structural Condition Report prepared by Eastwood and Partners dated 
April 2017, document reference 40442 has been submitted to and approved in 
writing by the Local Planning Authority. 

  
 Reason: To reduce any future deterioration of the culvert and in the interests of 

reducing flood risk as outlined in Core Strategy policy CS67. 
 
 4. No development, including any demolition and groundworks, shall take place until 

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

  
 - The programme and method of site investigation and recording; 
 - The requirement to seek preservation in situ of identified features of importance; 
 - The programme for post-investigation assessment; 
 - The provision to be made for analysis and reporting; 
 - The provision to be made for publication and dissemination of the results; 
 - The provision to be made for deposition of the archive created; 
 - Nomination of a competent person/persons or organisation to undertake the 

works; 
 - The timetable for completion of all site investigation and post-investigation works. 
  
 Thereafter the development shall only take place in accordance with the approved 

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

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

of a standing building, are investigated and a proper understanding of their nature, 
date, extent and significance gained, before those remains are damaged or 
destroyed and that knowledge gained is then disseminated 

 
 5. No development shall commence until a report has been submitted to and 

approved in writing by the Local Planning Authority identifying how a minimum of 
10% of the predicted energy needs of the completed development will be obtained 
from decentralised and renewable or low carbon energy.  Any agreed renewable or 
low carbon energy equipment, connection to decentralised or low carbon energy 
sources shall have been installed before any part of the development is occupied 
and a post-installation report shall have been submitted to and approved in writing 
by the Local Planning Authority to demonstrate that the agreed measures have 
been installed.  Thereafter the agreed equipment, connection or measures shall be 
retained in use and maintained for the lifetime of the development. 

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

interests of mitigating the effects of climate change and given that such works 
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could be one of the first elements of site infrastructure that must be installed it is 
essential that this condition is complied with before the development commences. 

 
 6. Any measures outlined in the Geo-Environmental Site Investigation dated 31 

October 2016 shall be carried out and be the subject of a Phase II Intrusive Site 
Investigation Report which shall have been submitted to and approved in writing by 
the Local Planning Authority prior to the development being commenced. The 
Report shall be prepared in accordance with Contaminated Land Report CLR 11 
(Environment Agency 2004). 

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

with. 
 
 7. No development shall take place until a detailed scheme for foundation design and 

all new groundworks has been approved in writing by the Local Planning Authority 
and that scheme shall be implemented and monitored to the satisfaction of the 
Local Planning Authority. 

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

of a standing building, are investigated and a proper understanding of their nature, 
date, extent and significance gained, before those remains are damaged or 
destroyed and that knowledge gained is then disseminated 

 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 8. Prior to the commencement of the development, or an alternative timeframe to be 

agreed in writing by the Local Planning Authority, a detailed Travel Plan shall have 
been submitted to and approved in writing by the Local Planning Authority.  

 The Travel Plan shall include: 
  
 1.    Clear & unambiguous objectives to influence a lifestyle that will be less 

dependent upon the private car; 
 2.    A package of measures to encourage and facilitate less car dependent living; 

and, 
 3.    A time bound programme of implementation and monitoring in accordance with 

the City Councils Monitoring Schedule. 
 4.    Provision for the results and findings of the monitoring to be independently 

validated to the satisfaction of the Local Planning Authority.  
 5.    Provisions that the validated results and findings of the monitoring shall be 

used to further define targets and inform actions proposed to achieve the             
approved objectives and modal split targets. 

  
 Prior to the occupation of any dwelling, evidence that all the measures included 

within the approved Travel Plan have been implemented or are committed shall 
have been submitted to and approved in writing by the Local Planning Authority. 

  
 Reason:  In the interests of delivering sustainable forms of transport, in accordance 

with Unitary Development Plan for Sheffield (and/or Core Strategy) Policies CS53 
 
 9. No development shall commence until details of the means of ingress and egress 

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

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

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

 
10. Before the development is commenced, or within an alternative timeframe to be 

agreed in writing by the Local Planning Authority, full details of suitable and 
sufficient cycle parking accommodation within the site shall have been submitted to 
and approved in writing by the Local Planning Authority and the residential 
accommodation shall not be used unless such cycle parking has been provided in 
accordance with the approved plans and, thereafter, such cycle parking 
accommodation shall be retained. 

  
 Reason:  In the interests of delivering sustainable forms of transport, in accordance 

with Unitary Development Plan for Sheffield (and/or Core Strategy) Policies T22 
 
11. A comprehensive and detailed hard and soft landscape scheme for the site shall be 

submitted to and approved in writing by the Local Planning Authority before the 
development is commenced, or within an alternative timeframe to be agreed in 
writing by the Local Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
12. Before the development is commenced, or an alternative timeframe to be agreed in 

writing by the Local Planning Authority, full details of proposals for the inclusion of 
public art within the development shall have been submitted to and approved in 
writing by the Local Planning Authority. Such details shall then be implemented 
prior to the occupation of the development. 

  
 Reason:  In order to satisfy the requirements of Policy BE12 of the Unitary 

Development Plan and to ensure that the quality of the built environment is 
enhanced. 

 
13. Details of all proposed external materials and finishes, including samples when 

requested by the Local Planning Authority, shall be submitted to and approved in 
writing by the Local Planning Authority before that part of the development is 
commenced. Thereafter, the development shall be carried out in accordance with 
the approved details. 

  
 Reason:  In order to ensure an appropriate quality of development. 
 
14. Any remediation works recommended in the Phase II Intrusive Site Investigation 

Report shall be the subject of a Remediation Strategy Report which shall have 
been submitted to and approved in writing by the Local Planning Authority prior to 
the development being commenced.  The Report shall be prepared in accordance 
with Contaminated Land Report CLR11 (Environment Agency 2004) and Local 
Planning Authority policies relating to validation of capping measures and validation 
of gas protection measures. 

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

with. 
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15. The approved landscape works shall be implemented prior to the development 
being brought into use or within an alternative timescale to be first approved by the 
Local Planning Authority.  Thereafter the landscaped areas shall be retained and 
they shall be cultivated and maintained for a period of 5 years from the date of 
implementation and any plant failures within that 5 year period shall be replaced. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
16. The surface water discharge from the site shall be reduced by at least 30% 

compared to the existing peak flow and detailed proposals for surface water 
disposal, including calculations to demonstrate the reduction, must be submitted to 
and approved in writing by the Local Planning Authority prior to the commencement 
of the development, or an alternative timeframe to be approved in writing by the 
Local Planning Authority. In the event that the existing discharge arrangements are 
not known, or if the site currently discharges to a different outlet, then a discharge 
rate of 4 litres/hectare should be demonstrated. The development shall thereafter 
be carried out in accordance with the approved details. 

  
 Reason:  In order to mitigate against the risk of flooding. 
 
17. The building shall not be used unless the car parking accommodation for 44 car 

parking spaces as shown on the approved plans has been provided in accordance 
with those plans and thereafter such car parking accommodation shall be retained 
for the sole purpose intended. 

  
 Reason:  To ensure satisfactory parking provision in the interests of traffic safety 

and the amenities of the locality. 
 
Other Compliance Conditions 
 
18. The Local Planning Authority shall be notified in writing when the landscape works 

are completed. 
  
 Reason:  To ensure that the Local Planning Authority can confirm when the 

maintenance periods specified in associated conditions/condition have 
commenced. 

  
 
19. Access to the culvert must be maintained on the site for the life time of the 

development. 
  
 Reason: Access to the culvert for repair/maintenance/replacement is required to 

ensure that there is no increases in flood risk to the development and surrounding 
area in accordance with policy CS67. 

 
20. All development and associated remediation shall proceed in accordance with the 

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

 
21. The development permitted by this planning permission shall be carried out in 

accordance with the approved Flood Risk Assessment (FRA) reference 40442 
Issue 2 dated April 2017 prepared by Eastwood & Partners Consulting Engineers 
and the following mitigation measures detailed within the FRA: 

  
 The ground floor shall be retained for the purposes of cark parking with no 
 habitable accommodation as stated in the FRA and shown in Drawing 16/037 
 002 Revision A 
  
 The ground floor level of the entrance lobby and plant room will be set 
 no lower than 74.20 mAOD. 
  
 Overland flow routes will be maintained through the development site. 
 The mitigation measures shall be fully implemented prior to occupation and 
 retained for the lifetime of the development. 
  
 Reason: To reduce the risks of flooding to the proposed development and future 

occupants and to comply with policy CS67 of the Core Strategy. 

     
 
Attention is Drawn to the Following Directives: 
 
1. The Local Planning Authority has dealt with the planning application in a positive 

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

 
2. Formal consent regarding works affecting the water course must be obtained from 

the Council's Development Services, Land Drainage, Howden House, 1 Union 
Street, Sheffield, S1 2SH (Telephone Sheffield 2735847) before work on site 
commence. 

 
3. By law, this development requires the allocation of official, registered address(es) 

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

 
4. This development may require a permit under the Environmental Permitting 

(England and Wales) Regulations 2010 from the Environment Agency for any 
proposed works or structures, in, under, over or within eight metres of the top of the 
bank of the Porter Brook, designated  'main river'. This was formerly called a Flood 
Defence Consent. Some activities are also now excluded or exempt. A permit is 
separate to and in addition to any planning permission granted. Further details and 
guidance are available on the GOV.UK website: 

 https://www.gov.uk/guidance/flood-risk-activities-environmental-permits. 
 
5. Formal consent regarding trade effluent discharge must be obtained from Yorkshire 

Water Services Ltd before work on site is commenced. 
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Site Location 
 

 
 
 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
 
 
LOCATION AND PROPOSAL 
 
This application relates to a unused parcel of land that was previously ancillary car 
parking accommodation to Waitrose supermarket, at the city centre end of 
Ecclesall Road. The site is bound by low boundary walls and metal railings. The 
site is characterised by tarmac and is still marked out with 64 car parking bays. The 
site was previously also home to a community recycling facility, which has since 
been relocated within the large car park of the supermarket. 
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Although the site is addressed as Ecclesall Road, more specifically, it is located in 
between Napier Street to the south and Harrow Street to the west. The Napier 
Street entrance of the main Waitrose car park runs along the eastern edge of the 
site.  
 
Beneath the rear section of the site lays the Porter Brook and this is culverted 
throughout the site. The culvert is approximately 3 to 4 metres deep and there are 
access windows that look down into the culvert located outside of this application 
site. 
 
The surrounding area is mixed in character with residential and commercial units; 
however, opposite the site to the south of Napier Street lies Cemetery Road Baptist 
Church, the main section of which is Grade II Listed. Within the boundary of the 
Baptist Church is the caretaker’s dwelling with its flank elevation to Napier Street. 
Adjacent to the Church is a modern mixed-use development extending from four to 
six storeys in height. The Wards Brewery residential scheme and office 
development, which is between six and seven storeys in height, lies across Harrow 
Street to the west. 
 
This is a full planning application seeking consent for the erection of a residential 
block of 67 two and three bedroom apartments in a 1 x 8 storey ‘L’ shaped block. 
The units are proposed to be private rented housing. 
 
The proposed residential block is a contemporary designed building, which fronts 
both Napier Street and Harrow Street. Amended plans have been received and 
these have moved the building closer to the back edge of the footpaths to ensure 
that the building emphasises the layout of the surrounding streets and respect the 
character and overall built form of the prominent surrounding buildings. The ground 
floor provides access to the building and car parking accommodation associated 
with the apartments. 
 
PLANNING HISTORY 
 
The most relevant planning history that is associated with this application is: 
08/03767/FUL: Erection of 62 apartments and associated car parking 
This application was approved by the Planning and Highways Committee on 29 
September 2008. 
 
REPRESENTATIONS 
 
The application has been publicised in accordance with the Council’s Statement of 
Community Involvement.  This has included site notices posted around the site 
and, as a result of this process, three representations have been received. The 
material planning concerns that have been raised can be summarised as: 
 

- The proposal will increase the amount of vehicular traffic in the area and 
this will impact upon the on-street car parking within the area; this is 
considered very likely as most households have more than one car; 
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- The proposal will overlook other residents in the neighbouring blocks of 
flats; 

- There needs to be consideration of the Porter Brook and the desire to 
open up the route of the brook through the city centre; 

- Safe green cycling and pedestrian routes to connect the residents to the 
city centre need to be considered 

 
The comments also raise concerns with the increase in traffic due to the 
construction of the apartments and, general noise and disturbance during this 
phase. Separate legislation exists to control noise and disturbance of construction 
works and to prevent construction traffic from being detrimental to highway safety. 
As such, these issues are not material considerations that can be given significant 
weight in the following assessment.  
 
The comments also raise concerns regarding property values following the 
development of this site. This issue is not a material planning consideration that 
can be taken into account in determining this planning application. 
 
PLANNING ASSESSMENT 
 
This application proposes to erect a block of apartments on a former car park and 
above a culverted river. The main issues that need full consideration in the 
determination of this planning application are: 
 

- The principle of development, in terms of both policy and land use; 

- Design of the proposal and its impact upon the character and appearance of 
the surrounding area; 

- Impact upon the neighbouring listed building; 

- Affordable housing; 

- The affect upon the highway network and surrounding transport links; 

- The risk of flooding and impact of the proposal upon the watercourse; 

- The sustainability of the proposed scheme 

 
Policy and Land Uses  
 
The National Planning Policy Framework (NPPF) promotes the use of previously 
developed land; it also places a strong emphasis on sustainability. The NPPF 
makes a presumption in favour of sustainable development. The NPPF has been 
fully adopted and is a material consideration to be taken into account in 
determining all planning applications. 
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The relevant local policy documents are the adopted Unitary Development Plan 
(UDP, 1998) and the Sheffield Development Framework (SDF) Core Strategy 
document (2008). The Core Strategy is more up-to-date than the UDP and this 
provides the overall spatial strategy for the SDF over the period 2009 to 2026. 
 
The NPPF favours locating ‘main town centre uses’ within district centres. At 
paragraph 22 of the NPPF, it is recognised that residential development can play 
an important role in ensuring the vitality of centres.  
 
Furthermore, the National Planning Policy Framework (NPPF) requires local 
planning authorities to facilitate housing provision. There is a requirement to 
maintain a flexible and responsive supply of land for housing and to make every 
effort to identify and meet the housing, business and other development needs of 
local communities. 
 
Based upon the most current information available for Sheffield, there is a 4.7 year 
deliverable supply of housing, which means that a 5 year supply cannot be 
demonstrated.  
 
Paragraph 49 of the Framework advises that relevant policies relating to housing 
supply should not be considered to be up to date if a five year supply cannot be 
demonstrated and that the presumption in favour of sustainable development 
should apply. 
 
The site is a Brownfield site that is preferred both in terms of local and national 
planning policies. Furthermore, support for this brownfield site arises as Sheffield 
has a shortage in housing land availability.  
 
The application site falls within an area designated as a District Shopping Centre 
within the Unitary Development Plan for Sheffield.   
 
This application proposes to construct an entirely residential scheme with car 
parking at ground floor. This is similar in scale and nature to a previous consent 
and the principle of the use of the land for housing has been considered to be 
acceptable in the past. This view has not changed and whilst residential uses are 
not the preferred use in shopping centres, it is considered that the site does not 
affect the viability of the wider shopping centre given that the former car park 
location identified as part of the shopping area is a small part of a much wider retail 
use and it is on the fringe of a residential area. It is also considered here that the 
sustainable location, which is close to the city centre and to good transport links, is 
supported by recent national and local planning policies.  
 
At present, the wider area – Lower Porter Valley- is promoted for offices mixed with 
new housing. Therefore, it is again considered that the residential proposal would 
accord with the Core Strategy aims outlined in policy CS30.  
 
Policy CS24 ‘Maximising the Use of Previously Developed Land for Housing, 
states that priority will be given to previously developed sites. The brownfield site 
that is to be developed would create 67 residential units of different housing 
tenures and this translates to a density of approximately 372 dwellings per hectare. 
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The density range outlined in policy CS26 for sites near or within the city centre is 
70 dwellings per hectare. However, the policy also states that densities outside this 
can be acceptable provided that the character of the area is not adversely affected. 
The proposal is not considered to adversely affect the character of the area and 
this is discussed further in the subsequent report.   
 
The proposal would not compromise the viability of the existing Waitrose store or 
the wider shopping centre. The proposal would be built on a Brownfield site that is 
set within a very sustainable location that is close to the city centre.  Accordingly, it 
is therefore considered that the general principles of building a residential scheme 
in this location are acceptable in terms of local and national planning policies.  
 
Flood Risk  
 
The site is within an area at risk of flooding and therefore the proposal has to be 
assessed against local planning policy CS67 and the National Planning Policy 
Framework. The NPPF states at paragraph 100 that inappropriate development in 
areas at risk of flooding should be avoided. The NPPF seeks to steer development 
away from areas at risk of flooding to less vulnerable areas. However, it does 
recognise that this is not always possible and that there are exceptions when 
development of flood risk areas will be necessary.  
 
The NPPF states at paragraph 103 that when determining planning applications 
local planning authorities should also ensure that flood risk is not increased 
elsewhere and that development is informed by a site-specific flood risk 
assessment following a Sequential Test and, if required an Exception Test . 
 
The purpose of the Sequential Test, as outlined at paragraph 101, is to ensure that 
sites that are less vulnerable to flooding are developed first.  In line with this, the 
applicant has submitted an appraisal of sites within a 1.4km radius of the subject 
site and that are within 400 metres of both high frequency public transport links and 
a district shopping centre. The 24 sites that were assessed were not comparable to 
this site, either due to financial constraints, non-availability or physical constraints - 
such as demolition costs or similar flood risk issues. The parameters set out for this 
assessment are agreed to be reasonable and it is, therefore, considered that there 
are no sequentially preferable sites.  
 
The proposed site is a sustainable location that would provide a valuable 
contribution to the housing land supply. The sequential test has shown that a 
comparable development cannot be accommodated within a reasonable distance 
from this site and within an area that is less susceptible to flooding.  
 
Paragraph 102 of the NPPF states that where the sequential test is passed, the 
Exception Test should be applied.  For the Exception Test to be passed: 
 

- it must be demonstrated that the development provides wider 
sustainability benefits to the community that outweigh flood risk, 
informed by a Strategic Flood Risk Assessment where one has been 
prepared; and 
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- a site-specific flood risk assessment must demonstrate that the 
development will be safe for its lifetime taking account of the vulnerability 
of its users, without increasing flood risk elsewhere, and, where possible, 
will reduce flood risk overall. 
 

The proposal is considered to be able to demonstrate that there are wider 
sustainability benefits and that the proposal will be safe for its lifetime without 
increasing flood risk elsewhere.  
 
The site is set close to the city centre and less than 400 metres from high 
frequency public transport links and district shopping centres. The site is a 
brownfield development that currently stands isolated from the retail unit that it 
formerly related to and overall the principles of development are supported by the 
presumption in favour of sustainable development. 
 
The parcel of land was previously used as an ancillary car park to the Waitrose 
supermarket and is situated within an isolated position from the supermarket. To 
the north of the site is a large former car sales showroom which is currently the 
subject of a planning application for student accommodation and retail units at 
ground floor level. This residential building would complement the proposal to the 
north of the site and create a strong built form that will enhance and regenerate this 
unused car park and the wider area.  
 
This site, combined with the former car showroom, is viewed from the roundabout 
that links the ring road with Ecclesall Road. Ecclesall Road is a main arterial route 
from the city centre through to the suburbs. This development is considered - along 
with the redevelopment of the surrounding sites - to enable strong built forms to 
emerge that will create streets that are legible and visually engaging when viewed 
from the start of Ecclesall Road and its local shopping centre and residential areas. 
 
The regeneration of this particular site will help contribute to the wider success and 
redevelopment of the area and the growth of the local economy in terms of 
construction related employment and an increase in spending from local residents 
that will live here. The site is in a very sustainable location and significant weight is 
given to the presumption in favour of sustainable development, especially 
considering the contribution of housing units that this proposal makes to the city's 
housing supply. The regeneration benefits are numerous and the proposal is 
advantageous to the local communities.  
 
The second aspect of the Exception Test states that a site specific Flood Risk 
Assessment should be carried out to ensure that the proposed development is safe 
for its lifetime and for its users, without being to the detriment of the environment. 
Site specific Flood Risk Assessments have been carried out (most recently in April 
2017) and these have also been coupled with further assessments of the culvert. 
These assessments have looked at the quality and life span of the culvert. 
 
The use of infiltration Sustainable Drainage Systems within the site is not 
considered to be viable due to the geology of site. However, as the proposal seeks 
to develop a site that comprises completely of hard standing, there are 
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opportunities here to improve the overall drainage of the site. It is not considered 
that the proposal would increase surface water-run off and attenuation measures to 
reduce the surface water run-off will be utilised. Such measures, together with soft 
landscaping within the roof gardens, will improve the overall drainage of the site. 
The proposal seeks to limit the run off of surface water into the watercourse or 
public sewers with attenuation measures restricting the flow of water from the site 
between 3-5 litres per second; this is therefore a significant improvement to 
existing drainage of the site and any approval should be conditioned to ensure that 
such details can be achieved. 
 
The proposal seeks to maintain floor levels that are 300mm above the adjacent 
road level and 410 mm above the estimated 1 in 100 year plus climate change 
flood level. The building is sited so that the lobby and means of escape are closest 
to areas at a lower risk of flooding and these areas link to safer zones outside the 
mapped flood risk areas. The residential units are all at first floor level and this 
factor, together with the means of escape and higher internal floor levels, are 
considered to be acceptable mitigation measures to ensure the safety of any future 
residents.  
 
It is agreed that the Porter Brook River, which lies beneath the site, is an important 
waterway; furthermore, it is identified as such in the UDP. Policy GE17 advises that 
development will be permitted only where it would not cause damage to the 
waterway environment and the policy also encourages the re-opening of culverted 
watercourses where the opportunity arises. 
 
Officers sought the applicant’s agreement to the opening up or de-culverting of a 
section of the watercourse. The benefits of opening up the watercourse relate to 
the biodiversity of the river and a reduced risk of flooding within the wider area. The 
applicant has surveyed the culvert on two separate occasions and opening up the 
culvert would incur significant costs, with only small benefits being gained from it 
due to the small length that could be incorporated within this scheme. The scheme 
is only just financially viable as it has been submitted and this has been agreed by 
an independent party through demonstrations by the applicant to prove that 
affordable housing contributions are not viable in this instance. (Affordable housing 
issues are detailed further in the report). Accordingly, it is agreed that the viability of 
the scheme would be jeopardised as a result of insisting upon the opening up of a 
small 15 metre section of the watercourse, and on balance, the wider regeneration 
benefits of the proposal therefore outweigh these small benefits. Given the benefits 
of the proposal, it is not considered that the proposal could be refused on this basis 
alone. 
 
The surveys carried out by the applicant have demonstrated that the culvert is in a 
good condition and that the proposal can be built without being detrimental to the 
integrity of the structure. The Environment Agency responded to the Local Planning 
Authority (received and dated 25 April 2017) regarding the further information that 
the applicant has provided. They have withdrawn their initial objection to the 
proposal, subject to conditions being attached to any permission. Accordingly, it is 
not considered that there are any outstanding material planning issues relating to 
the maintenance and longevity of the culvert that are contrary to local and national 
planning policies.  
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Design and Access 
 
Policy CS74 "Design Principles" of the Core Strategy states that high quality 
development will be expected to respect, take advantage of and enhance the 
distinctive features of the city, its districts and neighbourhoods. It also states that 
development should contribute to place making and contribute to a healthy, safe 
and sustainable environment that promotes the city's transformation and helps to 
transform the character of physical environments that have become run down and 
are lacking in distinctiveness.  
 
Development should also enable all people to gain access safely and conveniently, 
providing in particular for the needs of families, children, disabled and elderly 
people and should contribute towards creating attractive, sustainable and 
successful neighbourhoods.   
 
UDP Policy BE5 "Building Design and Siting" also states that good design and the 
use of high quality materials will be expected in all new buildings. 
 
The proposal seeks permission to erect 67 apartments within a 1 x 8 storey block. 
The building would have 2 and 3 bedroomed units that are generous sizes. The 
proposed units have good access and will all be able to be modified to meet the 
requirements of any disabled persons. Lifts are of a sufficient size for a wheelchair 
to turn and access to all floors is catered for. Six disabled parking spaces are to be 
provided close to the entrance of the building. Overall, the access and living 
accommodation provided would be satisfactory with regards to UPD policies H5 
and H7. 
 
The building has an ‘L’ shape footprint and has been sited close to the back edge 
of the footpath along Napier Street. Access into the car parking is from Harrow 
Street, whilst the pedestrian entrance is strongly located on the corner where 
Harrow Street meets Napier Street. With the access for vehicles being on Harrow 
Street, the building has been set slightly back from this footpath to provide clear 
visibility. However, the siting of the building is considered to strengthen the urban 
grain of the surrounding area and the main elevations clearly relate to the strong 
street layout.  
 
The building is a contemporary styled building that uses materials (red brick, large 
areas of glazing and metal cladding) that are commonly found within the immediate 
street scene. When the surrounding area to the site is viewed, Waitrose 
supermarket and the neighbouring Grade II Listed Church on Napier Street are 
anomalies in terms of their scale and massing. Waitrose has a low form, but spread 
across a large site, whilst the Church is significantly lower than its surrounding 
buildings. The immediate neighbouring residential buildings are very similar in 
height to the proposed building and range from 6 to 7 storeys. 
 
The contemporary style and composition is considered to be satisfactory and 
respectful of the surrounding architectural styles; furthermore, it is considered that 
the style is appropriate for this site. The size and massing of the structure is not 
considered to dwarf and/ or detract from the character and setting of the 
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neighbouring listed building. Accordingly, in this respect, the proposal is considered 
to be acceptable in terms of UDP policy BE19.  
 
The design is considered to strongly relate to the urban grain of the surrounding 
streets and the height and massing of the neighbouring buildings. The design, 
scale and massing of the building create a distinctive urban, city centre residential 
unit that is sympathetic to the prevailing character of the area. The re-use of a 
tarmacked parcel of land, that is currently unoccupied, is welcomed and deemed to 
be appropriate in terms of local and national planning policies regarding urban 
design.   
 
Sustainability 
 
The underlining principle of the National Planning Policy Framework is the 
presumption in favour of sustainable development.  
 
The proposed development of the site is required to be assessed with regards to 
Core Strategy policies CS63, CS64 and CS65. These policies are concerned with 
the sustainability of a proposal and the impact of the proposal on climate change 
and the wider environment.  
 
The site is very sustainable as it is close to the city centre and sited close to 
various transport links. The proposal is for the construction of a new block of 
residential apartments on a brownfield site. The construction methods will mean 
that the building can be erected efficiently and dismantled, and recycled, at the end 
of its usable life. Overall, it is therefore considered that the proposal will meet the 
requirements of policy CS63. 
 
CS65 requires the provision of a minimum of 10% of a development's predicted 
energy needs to be from decentralised and renewable or low carbon energy. The 
proposal seeks to meet this requirement with the use of air source heat pumps. 
The submission of precise details, including yield data etc from such measures, 
have not been supplied and should be requested by way of a condition attached to 
any consent granted.  
 
The Climate Change Supplementary Planning Document, in Guideline CC1, 
requires developments of this size to incorporate a green roof which covers at least 
80% of the total roof area, where compatible with other design considerations and 
where viable. The scheme includes a roof garden that will be for the benefit of the 
residents. Whilst this will not offer the same sustainability benefits as a green roof 
system and will not cover 80% of the roof, an independent appraisal of the financial 
viability of the scheme has demonstrated that the applicant can demonstrate that 
the inclusion of a green roof would not be viable (see affordable housing section). It 
is therefore considered that the proposal is acceptable as the scheme will improve 
the sustainability credentials of the site and is satisfactory in terms of the 
requirements of policy CS63 and CS65. 
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Highways 
 
The site is accessed from Harrow Street only. The proposed access is acceptable 
subject to visibility splays to the entrance point being provided. 
 
The proposed development provides 50 car parking spaces in total, 6 of which are 
disabled spaces. Policy T21 of the UDP advises that provision will be made for car 
parking where it would be essential for the viability of new development, or improve 
the environment or safety of streets: this is provided that it would comply with the 
parking guidelines set out in the UDP.  
 
The site is within a very sustainable location and close to local facilities and good 
public transport links. For a site as sustainably located as this, the level of parking 
provision is considered to be acceptable and in accordance with the Council’s 
guidelines. The on street parking surrounding the site is minimal and it is 
considered by the applicant that such provisions are necessary to make the 
scheme viable. 
 
The proposal includes bike storage facilities and the sustainable location is close to 
public transport links. The building has been moved closer to the back edge of the 
footpath to promote the legibility of street and overall, the proposal is considered to 
promote sustainable forms of transports and meet the requirements of policies 
CS51, CS53 and CS54.  
 
Landscaping  
 
Policy BE6 of the UDP states that good quality landscaping design will be expected 
in new developments. This proposal relates to a car parking area that has been 
cleared of previous soft landscaping. Although it is not proposed to incorporate 
large swathes of soft landscaping, the proposal will include small areas of soft 
landscaping and has been designed with a roof garden area to ensure that the 
development integrates better with the natural environment. The landscaping will 
be an improvement upon the existing area of tarmac given that native species will 
be used on the roof garden and the overall drainage of the site will be enhanced. 
Accordingly, the proposal is considered to be acceptable in terms of UDP policy 
BE6. 
  
Public Art 
 
Policy BE12 of the UDP advises that the provision of works of public art, which can 
be readily seen by the public, will be encouraged as an integral part of the design 
of major developments. In this regard, a condition is proposed requesting further 
details of public art provision in association with the development. On this basis, 
the application is therefore considered to accord to Policy BE12. 
 
Living Conditions 
 
The building is 8 storeys in height in total. However, it is considered that this height 
is acceptable in this location given that the neighbouring buildings are similar in 
overall height. The closest building would be the residential properties on the 
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former Wards Brewery Site across Harrow Street and these have in parts the same 
number of storeys. It is considered that the scale and massing is acceptable in this 
location and that the proposal would not be detrimental to natural light and outlook 
to any neighbouring properties.  
 
Whilst it is noted that concerns have been raised regarding levels of privacy 
between the subject building and the existing neighbouring residential properties, 
the building is close to a busy arterial route into the city centre and due to the 
nature of apartments these are not extremely private residential properties. The 
views that could be obtained will be across a public highway. The neighbouring 
residential units have various balconies that look over one another and accordingly, 
although the proposal will have windows looking out onto the surrounding 
properties, it is not considered that the proposal would be detrimental to the living 
conditions of these units, in terms of loss of privacy, to a level that would warrant a 
refusal on this basis. Accordingly, the proposal is not considered to be detrimental 
to the living conditions of any neighbouring residents.   
 
The living accommodation provided is generous in terms of sizes of bedrooms and 
living quarters and as such, the amenities provided for residents is considered to 
be satisfactory. All rooms have an outlook and access to natural light and as such, 
provide decent living conditions for future occupants. Although individual balconies 
are not provided to provide private external amenity space to each apartment, 
there is a shared roof top garden. Furthermore, as the proposal is set within a very 
sustainable location, local amenity spaces are easily accessed, along with a variety 
of local facilities. The design of the building provides a good standard of living and 
this is further enhanced by the sustainable location. Accordingly, in this respect the 
proposal is considered to be acceptable in terms of UDP policy H5 and the NPPF.   
 
Community Infrastructure Levy (CIL) 
 
The Community Infrastructure Levy was introduced in July 2015 and is now the 
main mechanism to seek pooled developer contributions to help meet the city's 
strategic infrastructure needs. CIL replaces all other financial contributions with the 
exception of affordable housing.  
 
The site lies within zone 3 where the financial contribution is £30 per square metre.  
 
Affordable Housing  
 
Policy CS40 of the Core Strategy states that in all parts of the city, developers of all 
new housing schemes will be required to contribute towards the provision of 
affordable housing where this is practicable and financially viable.  The Interim 
Planning Guidance on Affordable Housing states that this policy relates to all 
proposals of 15 or more units. The site lies within an area where the level of 
affordable housing provision is 10% of the gross internal floor area.  
 
The applicant has stated that the proposal will not be viable if the contributions 
towards affordable housing are made. It is stated that the land values and high 
build costs make the proposal only just viable and further contributions, together 
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with the Community Infrastructure Levy – which, should be noted are non-
negotiable – would make the scheme financially unviable.  
 
The District Valuation Office has independently assessed the applicant’s 
development appraisal in line with the Council’s adopted procedures. The DVO 
has concluded that the proposal would not be financially viable if affordable 
housing contributions were made. The viability assessment has concluded that the 
proposal would make a profit equating to 9.68% of the gross development which is 
below reasonable expectations for a viable scheme. Accordingly, although the 
proposal does not provide any contribution to affordable housing, it has been 
satisfactorily demonstrated that the proposal is in line with the aims of policy CS40.  

Land Contamination  

The site is currently a flat former car park comprising of macadam over sandy 
limestone gravel. A geo-environmental site investigation has been carried out and it 
has been concluded that no significant land contamination issues have been 
identified. The proposal is considered to be acceptable in this regard, subject to 
conditions being attached to any approval securing the mitigation measures and 
precautions outlined in the Geo-environmental ground investigation dated 31 
October 2016.  

Archaeology 

The site is set on the Porter Brook River and a tail goit from Broomhall Mill is 
believed to link to the culvert at this point. The mill is dated from the 17th Century 
and first referenced in 1664. To ensure that the development does not harm any 
artefacts that would improve the knowledge of this heritage asset, it is considered 
that any approval should be subject to conditions being attached requiring further 
investigations to be carried out. 

 

SUMMARY AND RECOMMENDATION 

This proposal for the erection of 67 apartments is considered to be a sustainable 
development of a brownfield parcel of land. Sited within an aspiring mixed use 
area, the land is within walking distance of shops and local amenities that increase 
the sustainability of the proposal; thus, weight is given to the presumption in favour 
of sustainable development as outlined in the NPPF. 

The site has been granted consent in 2008; however, the proposal has been 
assessed in accordance with the most recent local and national planning policy 
documents. The site is located within a defined local shopping centre within the 
UDP, however, consideration has been given to both paragraph 22 of the NPPF 
and Core Strategy policy CS30, which recognise that residential uses can support 
and enhance retail areas by creating mixed uses. The proposal complies with the 
aims and aspirations of the area to become a versatile, mixed used area. 

Whilst the proposal does not seek to open up the existing culvert that runs through 
the site, this has been considered to be acceptable on balance. A Sequential Test 
and an Exception Test have demonstrated no sequentially preferable sites are 
available, and the scheme can be made flood resilient. It can provide strong 
regeneration benefits, even without the culvert being opened up. Due to the 
concerns outlined by the Environment Agency, the applicant has thoroughly 
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assessed the condition of the culvert and evidenced that the culvert is in a good 
condition and can be maintained for the lifetime of the development. Furthermore, 
the surveys and supporting information have shown that repairs could be carried 
out, due to the construction of the building away from the culvert itself. The scheme 
has been demonstrated to only just be viable. As it has been demonstrated in the 
above report, there are significant benefits of a sustainable development such as 
this and, such small benefits to opening up the culvert do not therefore outweigh 
presumption in favour of sustainability. 

Although the site is at risk of flood, this proposal has identified mitigation measures 
to reduce the amount of surface water run-off created and prevent the 
development from being detrimental to the safety of its occupants. As outlined in 
the Exception Test, the proposal does contribute to the regeneration of the local 
area significantly enough for the proposal to outweigh the risk of flooding. 

The proposal is a modern construction that meets current standards regarding 
sustainable development. Renewable energy sources are proposed and the 
amenity spaces provided on the roof will ensure that there is some reduction in the 
amount of surface water runoff, when compared with the existing hard standing 
that covers the entire site. The site is within a very sustainable location and would 
provide a mixture of housing tenures that will provide good standards of living for 
future occupants, without compromising the living conditions of existing 
surrounding residents.  

The design of the building is of a scale and massing that is respectful of the 
surrounding area. The eight storeys height is mindful of the listed building on 
Napier Street and wholly appropriate to the scale and massing of the immediate 
residential units along Harrow Street. The contemporary design is grounded to the 
surrounding vernacular with the use of materials that complement the palette of 
materials already in use. The amended siting of the proposal to the back edge of 
the footpath strengthens the buildings appearance within the street and is more 
legible given the new two storey high entrance. The proposal will ensure that the 
urban grain of the surrounding area is strengthened and the proposal will not 
compromise the redevelopment of any surrounding sites in the future. 
Consequently, the design, siting, detailing and appearance are acceptable and 
satisfactory with regards to policies BE5, BE19, H7, CS74 and paragraph 60 of the 
NPPF. 

The scheme is not considered to give rise to any highways implications or other 
matters requiring consideration. As it has been agreed by the District Valuation 
Office that affordable housing requirements cannot be met in this instance, the 
proposal is considered to comply with all local and national planning policies and 
can be recommended for approval. No planning obligations are needed to ensure 
compliance with any local or national planning policies. The scheme is therefore 
recommended for approval. 
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Case Number 

 
16/03776/FUL (Formerly PP-05533008) 
 

Application Type Full Planning Application 
 

Proposal Demolition of existing dwelling and erection of 2 
detached dwellinghouses (amended plans and 
description) 
 

Location 40 Walkley Crescent Road 
Sheffield 
S6 5BB 
 

Date Received 05/10/2016 
 

Team West and North 
 

Applicant/Agent 7 Hills Architectural Design Ltd 
 

Recommendation Grant Conditionally 
 

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

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

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

approved documents:  
  
 (a) Proposed site plan Dwg No: 02 
 (b) Proposed Plans and Elevations Dwg No: 01 rev A 
   
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. Prior to the commencement of development details of the finished plot and site 

levels shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter the development shall be carried out in accordance with the 
approved details 
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 Reason: In the interests of the amenities of neighbouring properties. 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 4. Details of all proposed external materials and finishes, including samples when 

requested by the Local Planning Authority, shall be submitted to and approved in 
writing by the Local Planning Authority before that part of the development is 
commenced. Thereafter, the development shall be carried out in accordance with 
the approved details. 

  
 Reason:  In order to ensure an appropriate quality of development. 
 
 5. Should demolition not take place before April 2018 a further bat survey/breeding 

bird survey shall be submitted to and approved in writing by the Local Planning 
Authority. The report shall include the following:  

 A). An up to date bat and nesting/breeding bird survey of the building to confirm the 
presence of and location of bat roosts and bird nests (internal and external 
inspections of buildings required); 

 B). Details of mitigation and avoidance measures during demolition/clearance 
works and as part of the construction.  

 C) Time scales for the demolition and clearance of the relevant buildings. 
    
 The development shall be carried out and completed in strict accordance with the 

approved bat/breeding/nesting bird survey, mitigation and avoidance measures and 
demolition timescales. 

    
 If the building is not demolished in the timescales agreed under part C) of this 

condition a further breeding/nesting bird surveys will be required in accordance with 
parts A) , B) and C)  of this condition. 

    
 Reason: To ensure that bats and breeding/nesting birds, are not adversely affected 

by the development. 
 
 6. The demolition of the building shall be carried out in accordance with section F.2.1 

(Method Statement for contractors Building 1) of the Bat Survey report (project ref: 
1268 rev A dated April 2017) prepared by access Ecology or any subsequent 
method statement for demolition associated with the requirements of the above 
condition. 

  
 Reason: To ensure that bats and breeding/nesting birds, are not adversely affected 

by the development. 
 
 7. Should demolition take place within the bird nesting season (March to August 

inclusive) prior to the commencement of any demolition works a pre demolition 
check shall be carried out by a suitably qualified ecologist to establish the presence 
of nesting birds. If active bird nests are present in the building, demolition works 
can only proceed once all chicks have fledged. 

  
 Reason: In order to ensure that nesting birds are not adversely affected by the 

development. 
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 8. Within three months of the development commencing details of 3 bird and 3 bat 
boxes(suitable for crevice dwellings bats) , including the type and location of the 
boxes to be integrated into the building shall have been submitted to and approved 
in writing by the Local Planning Authority. The development shall be carried out in 
accordance with the approved details and thereafter retained. 

      
 Reason: In the interests of biodiversity. 
 
Other Compliance Conditions 
 
 9. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 2015 (and any order revoking and re-enacting the 
order) the front elevation of the garage shall not be built up or infilled at any time 
and shall be available for the parking of a vehicle at all times. 

  
 Reason:  In the interests of highway safety and securing appropriate provision of 

car parking. 

     
 
Attention is Drawn to the Following Directives: 
 
1. The Local Planning Authority has dealt with the planning application in a positive 

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

 
2. The applicant is advised that noise and vibration from demolition and construction 

sites can be controlled by Sheffield City Council under Section 60 of the Control of 
Pollution Act 1974. As a general rule, where residential occupiers are likely to be 
affected, it is expected that noisy works of demolition and construction will be 
carried out during normal working hours, i.e. 0800 to 1800 hours Monday to Friday, 
and 0800 to 1300 hours on Saturdays with no working on Sundays or Public 
Holidays. Further advice, including a copy of the Council's Code of Practice for 
Minimising Nuisance from Construction and Demolition Sites is available from the 
Environmental Protection Service, 2 -10 Carbrook Hall Road, Sheffield, S9 2DB: 
tel. 0114 2734651. 

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

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

 
4. By law, this development requires the allocation of official, registered address(es) 

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

 
 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 

The application relates to a vacant dilapidated two storey dwelling house and 

associated garden area which is located on the north side of Walkley Crescent 

Road. 

 

The existing dwelling is located towards the site frontage with a large garden area 

to the side and rear of the existing house. The site is enclosed to the street by the 

existing dwelling house and a two metre high stone wall.  

 

Full planning permission is sought for the erection of two detached dwelling 

houses. During the course of the consideration of the application the scheme has 

been amended to reduce the number of properties from three to two. 

 

The site is identified on the Unitary Development Plan Proposals Map as being 

within a Housing Area. 

 

RELEVANT PLANNING HISTORY  

 

No relevant planning history. 

 

SUMMARY OF REPRESENTATIONS 

 

Consultations were carried out on the originally proposed scheme and all relevant 

neighbours and objectors to the original proposal were also reconsulted following 

the submission of the amended plans. 

 

A total of 53 letters of representation have been received in the relation to the 

originally proposed scheme and the revised scheme. The representations received 

include comments from Councillor Olivia Blake and Councillor Neale Gibson-Abo-

Anber.  Multiple addresses have also sent more than one letter of representation.  

 

- Three storey dwellings are too high.  

- The height of the dwellings would impact the amenities of residents in terms 

of affecting existing outlook, daylight, sunlight and give rise to overlooking 

and overbearing. 

- Loss of views. 

- The scheme would lead to overlooking of neighbouring garden areas 

resulting in a loss of privacy. 

- Although the scheme has been reduced it still represents an 

overdevelopment of the site. 

- A daylight and sunlight report should be prepared to assess the impact on 

neighbouring properties as there are significant level differences. 

- Right to light issues. 
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- Frontage parking pushes the dwellings back causing overlooking issues. 

- A store room proposed in the new dwellings could be converted to a 

bedroom. 

- Inadequate parking provision and manoeuvring space for 6 vehicles given 

the narrowness of the road. 

- Already a very busy road and additional cars will exacerbate the situation. 

- Parking and manoeuvring on street and into existing drives is already 

difficult and will be further exacerbated by the development, which could 

potentially affect highway and pedestrian safety. 

- Other developments in the area with inadequate parking have caused 

highways issues. 

- Bin lorries and emergency services will have difficulty accessing the site. 

- If the garage is used for storage only one car parking space will be provided. 

- The building line on the site frontage should reflect the neighbouring 

dwellings. 

- Houses of this style will affect the character of the area and stone should be 

used. 

- The demolition of Armthorpe cottage would be a great loss to the area and 

the existing dwelling could be retained and a new dwelling could be 

constructed alongside it. 

- The building should be retained as demolition is contrary to adopted UDP 

and Core Strategy policy. 

- Walkley is an area of special character. 

- The development fails to recognise established separation distances and 

does not reflect the established scale of properties in the area. 

- The proposal would be contrary to the South Yorkshire Residential Design 

Guide. 

- The additional houses would affect the character of the street. 

- The proposed materials are out of character. 

- Trees should be cut back so they don’t overhang boundaries. 

- A tree survey is required to establish the quality of the trees. 

- Some of the boundaries are owned by neighbouring properties 

- Drainage issues. 

- Potential impacts on retaining walls associated with the construction of the 

dwellings. 

- Boundary walls have collapsed and are in need of repair. 

- Parts of the property boundary are not in the applicant’s ownership. 

- Inadequate consultation has been carried out. 

- Officer should conduct a site visit. 

- Historic coal mining issues may affect ground stability. 

- Potential for bats within the building. 

- Residents are aware of interest in renovating the existing property. 

- Velux windows should be provided on the site frontage instead of dormers 

to reduce overlooking. 
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- Loss of historic building.  

- Disruption during construction. 

- Bin storage should be provided. 

 

PLANNING ASSESSMENT 

 

Policy Issues 

 

National Planning Policy Framework 

 

The National Planning Policy Framework (NPPF) sets out the Government are 

planning policies for England and how these are expected to be applied.  The key 

principle of the NPPF is the pursuit of sustainable development, which involves 

seeking positive improvements in the quality of the built, natural and historic 

environment, as well as in people’s quality of life.  The following assessment will 

have due regard to these overarching principles.  

 

Principle of Development 

 

The site is identified on the Unitary Development Plan Proposals Map as being 

within a Housing Area. UDP Policy H10 sets out that within such areas housing is 

the preferred use. 

 

The development of the garden land associated with the site is technically 

classified as Greenfield. Core Strategy Policy CS24 prioritises the development of 

previously developed land requiring that no more than 12% of dwelling completions 

should be on Greenfield sites between 2004/05 and 2025/26.  At present this 

scheme would not compromise this target from being achieved.  

 

The Council cannot currently demonstrate that there is a sufficient supply of 

housing to meet the city’s needs.  The latest update of the Council’s Strategic 

Housing Land Availability Assessment (SHLAA) estimates that there is a shortfall 

of deliverable housing sites over the 5 year period with only a 4.7 year supply of 

deliverable sites for housing in the city. 

 

It is noted that the site is small however it is considered to be located in an 

established sustainable residential neighbourhood and the redevelopment of the 

site for two dwellings will contribute towards delivering the Councils housing 

targets. In light of the above the principle of redeveloping this site for two dwelling 

houses is considered acceptable.  
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Density 

 

Core Strategy Policy CS 26 (Efficient Use of Housing Land and Accessibility) 

states that housing development will be required to make efficient use of land but 

accepts that the density of new developments should be in keeping with the 

character of the area and support the development of sustainable, balanced 

communities. It sets out appropriate density ranges for different locations 

depending on accessibility and states that exceptions can be made to the density 

range where the proposal achieves good design, reflects the character of an area 

or protects a sensitive area. 

 

The site is near (200 metres) to a District Centre and is near to high frequency bus 

routes. Therefore the core strategy identifies that housing density should range 

between 30- 80 dwellings per hectare. However the supporting text to the policy 

does set out that high densities are not acceptable where they would be out of 

character with the rest of the area. 

 

The proposed development gives a density of approximately 40 dwellings per 

hectare and is considered to be reflective of the established pattern and density of 

the development in the area and is therefore considered acceptable in this regard. 

 

Design and Layout. 

 

Policy BE5: Building Design and Siting within the UDP states that in all new 

developments there should be a comprehensive and co-ordinated approach to the 

overall design. BE5 goes on to state that in large-scale developments materials 

should be varied and the overall mass of building broken down. Policy CS74 of the 

CS, which relates to design principles, advises that high-quality development will 

be expected, which would respect, take advantage of and enhance the distinctive 

features of the city, its districts and neighbourhoods. Policy CS74 also advises that 

any new development should respect the topography of the City, views and vistas 

and the townscape and landscape character of the particular area with their 

associated scale, layout, form and building style and materials.  

 

Section a) within Policy H14: Conditions on Development in Housing Areas within 

the UDP states that new buildings in Housing Areas should be in scale and 

character with neighbouring buildings.  

 

Demolition of existing building 

 

Policy BE20 of the UDP states that the retention of historic buildings that are of 

local interest but not listed will be encouraged wherever practicable. In terms of 

character there are dwellings of varying style, appearance, age and design in the 

locality which creates a very varied street scene. Whilst noting that the existing 
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dwelling is constructed in stone and is in excess of 100 years old the property is 

not in a conservation area, is not in an area of special character and is not listed 

and as such there is no overriding reason to insist on the retention of the building 

or in fact any policy basis to resist the demolition of the property.  

 

Layout and Siting  

 

The building line along Walkley Crescent Road is varied a lot of the older 

properties on Walkley Crescent Road are located close to the back edge of 

pavement including the terraced properties immediately opposite the site. The 

more modern properties in the street are set back to accommodate parking 

provision and front garden areas.  

 

The existing dwelling on site is located close to the back edge of pavement and 

stands approximately 3 metres forward of the front elevations of the neighbouring 

properties No.24 and 42 Walkley Crescent Road. The new dwellings are proposed 

to be set back to more closely reflect the siting and position of the adjoining 

dwellings in order to accommodate the required off street parking provision. The 

properties continue to address the street and parking will be integrated so it does 

not dominate the frontage as is the case on other more recent developments in the 

area. In light of the above the layout of the site and siting of the dwellings is 

considered acceptable. 

 

Scale 

 

The properties either side if the site are two storeys in height, and whilst the 

streetscene is generally characterised by two storey properties the scale and 

height of these dwellings varies greatly due the differing age, style and design of 

the properties. The submitted plans demonstrate that the proposed dwellings 

would only be marginally taller (approximately 0.6 metres) than the existing 

dwelling on site and taking account of the varying scale and heights of building in 

the street scene the proposed dwellings do not appear out of character and are not 

considered to be of an excessive scale. 

 

Appearance 

 

The replacement dwellings are of a contemporary design and incorporate large 

window openings and modern detailing. The dwellings are to be faced in red brick 

which is considered appropriate given that a number of other properties in the 

immediate vicinity, including the dwellings either side of the site are faced in similar 

materials. Parts of the existing stone walls which enclose the site will be retained, 

repaired and reduced in height where necessary to afford visibility and a new 

reclaimed stone wall will be provided on the site frontage. 
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Landscaping 

 

A majority of the existing site landscaping has been cleared and due to the height 

of the existing boundary wall there is not considered to be any landscaping on site 

that is significant public amenity value. There are a number of mature trees 

adjacent to the rear boundary a large majority of which are indicated on the 

proposed plans to pruned, reduced in height and retained. The trees will not be 

visible form the street once the dwellings are constructed however the retention of 

these mature species is welcomed as they provide some immediate mature 

landscaping for future residents as well as providing some welcome screening of 

the properties to the rear 

 

In light of the above the proposed design, layout, scale and landscaping of the 

scheme is considered acceptable and proposal is considered to comply with the 

relevant local and national policy in this regard. 

 

Amenity 

 

Section c) within Policy H14: Conditions on Development in Housing Areas within 

the UDP states that new development sites in such areas should not be over-

developed or deprive residents of light, privacy or security. 

The proposed new dwellings are to be set back from the road frontage in order to 

accommodate off street parking provision which results in the dwellings being sited 

roughly in line with the front elevations of No.24 and 46 Walkley Crescent Road 

which is considered to reduce any potential overshadowing of the adjoining 

properties. The position of the properties will actually increase the amount of 

natural light the front elevations of the adjoining properties receive particularly No. 

42 as the existing dwelling which is set substantially forward of the existing 

properties will be removed. 

 

There would be a distance of approximately of 29m between the upper floor 

windows of the proposed dwellings and the rear elevation of existing dwellings on 

Walkley Bank Road, which even taking account of the significant change in levels 

between the site and Walkley Bank Road the proposal is not considered to result in 

any unacceptable overlooking, overbearing or overshadowing of adjoining 

dwellings or their associated garden areas. 

 

The relationship between the proposed dwellings and the terraced properties on 

the opposite side of Walkely Crescent Road is considered acceptable and reflects 

the general pattern of development in the area. The proposal will actually increase 

the separation distance to the properties on the opposite side of the street (to 16 

metres) as a result of the demolition of the existing building on site. 
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The site is relatively level with only a very slight fall in the topography towards the 

northern (rear) boundary of the site. Existing tree planting is to be retained along 

the rear boundary which will provide some welcome, although not essential 

screening to the site. A new 1.8 metre high fence is to be provided to all 

boundaries of the rear gardens to prevent and potential overlooking of adjoining 

garden areas. 

 

No 24 and 46 Walkley Crescent Road have windows in the side elevation 

overlooking the application site; however these windows are either secondary 

windows or provide light to non-habitable rooms such as landings and bathrooms 

and the proposal could not be resisted on the basis that adjoining properties rely 

and outlook and natural light for land that is not within their control. The position 

siting and design of the proposed dwellings is not considered to result in any 

harmful overlooking, overshadowing or overbearing of adjoining properties. 

 

The proposed dwellings benefit from appropriate outlook and natural lighting and 

suitable sized private garden areas are provided for each of the properties. 

 

In light of the above the proposal is considered to be acceptable from an amenity 

perspective and complies with policy H14. 

 

Highways 

 

Section d) within Policy H14: Conditions on Development in Housing Areas within 

the UDP states that new development should provide safe access to the highway 

network and appropriate off-street parking and not endanger pedestrians. 

 

Two off street parking spaces inclusive of an integral garage are provided for each 

dwelling which is considered acceptable for 4 bedroom dwellings houses and will 

minimise the proliferation of on street parking associated with the development. 

Permitted development rights will be removed to prevent garages from being built 

up to ensure that appropriate car parking can be provided. The driveways of each 

property are a minimum of 3.5 metres wide which will afford adequate 

manoeuvrability should on street parking occur on the opposite side of the street.  

 

In light of the above the proposal is not considered to give rise to any harmful 

highways issues or safety concerns and as such is considered to comply with 

policy H14. 

  

Mobility Housing 

 

There is no longer any requirement to provide any form of mobility housing within 

new developments following the publishing of the Governments Housing Standards 

review as this is now covered by separate legislation.  
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Ecology 

 

A key principle of the NPPF is to conserve and enhance the natural environment. 

The planning system should contribute to and enhance the natural and local 

environment by minimising impacts on biodiversity and providing net gains in 

biodiversity where possible, contributing to the Government’s commitment to halt 

the overall decline in biodiversity, including by establishing coherent ecological 

networks that are more resilient to current and future pressures. 

 

Policy GE11 ‘Nature conservation and development’ of the UDP seeks to protect 

and enhance the natural environment ensuring that the design, siting and 

landscaping of development respects and promotes nature conservation and 

includes measures to reduce any potentially harmful effects of development.  

 

Local residents have identified the presence of bats in the immediate locality and 

the potential for bats to be using the existing building. Following discussions with 

the Councils Ecology Service the applicant has commissioned a preliminary bat 

roost assessment to establish the potential for bats to be roosting in the building 

and the need for any further survey work or mitigation. The findings were that there 

was no evidence of roosting bats at the property with a low suitability to support 

roosting bats. The ecological report recommended that a number of bat and bird 

boxes be provided as part of the development and this is covered by a condition. 

 

Community Infrastructure Levy (CIL) 

 

The Community Infrastructure Levy was introduced in July 2015 and replaces all 

other financial contributions, with the exception of affordable housing. The site is 

located in the Zone 3 charging area and the adopted charging schedule (June 

2015) identifies a levy of £30 per square metre is required. The applicant has 

completed the additional CIL information form and has indicated that the net 

additional floor space created is 174 sq m. 

 

RESPONSE TO REPRESENTATIONS 

 

Rights to light are private non planning matters. 

 

There is no right to a view across anyone’s land in planning legislation. 

 

Issues to do with noise and disturbance during the construction period are dealt 

with under separate legislation. 

 

There are not considered to be any drainage issues associated with the 

development any disturbance of historic natural land drains is a private matter. 
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The existing retaining wall to the rear of the site is not considered to be affected by 

the development. 

 

The site is not in a coal mining referral area. 

 

Public notification has been carried out in accordance with the Councils Statement 

of Community Involvement (SCI). 

 

There is adequate room to accommodate off street storage of bins. 

 

A site visit has been undertaken by officers. 

 

All other issues are covered in the main body of the report. 

 

SUMMARY AND RECOMMENDATION 

 

Planning permission is sought for the erection of two dwellinghouses on the site of 

an existing dwelling house and associated garden area. 

 

The proposal would not result in an overdevelopment of the site and would be in 

keeping with the surrounding area. Materials would be similar to those of the 

neighbouring dwellings and it is considered that the development would not have a 

harmful impact upon the character and appearance of the Area of Special 

Character.  

 

The new dwellings would not give rise to unacceptable levels of overlooking or 

overshadowing or raise any highway safety concerns. 

 

It is considered that the development would accord with provision of the Unitary 

Development Plan the aims of Core Strategy as well as guidance contained within 

the National Planning Policy Framework. 

 

It is recommended that planning permission is granted conditionally. 
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