
SHEFFIELD CITY COUNCIL 
 
Report Of The Head Of Planning 
To the Planning and Highways Committee 
Date Of Meeting: 30/05/2017 
 
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 

 
17/00555/FUL (Formerly PP-05598402) 
 

Application Type Full Planning Application 
 

Proposal Erection of 4 storey building comprising 45 apartments 
with A1 unit at ground floor with associated surface car 
parking and roof top amenity space 
 

Location Sheffield United Football Club 
Bramall Lane 
Highfield 
Sheffield 
S2 4SU 
 

Date Received 08/02/2017 
 

Team South 
 

Applicant/Agent WCEC Architects 
 

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

approved documents: 
  
 PL- 05 Proposed Site Plan -Rev B Scan Date 08 Feb 2017 
 PL- 06 Proposed Site Levels Plans Rev A Scan Date 08 Feb 2017 
 PL- 07 Proposed Site Sections Scan Date 08 Feb 2017 
 PL- 08 Proposed Ground Floor Plan Rev H Scan Date 08 Feb 2017 
 PL- 09 Proposed First Floor Plan Rev E Scan Date 08 Feb 2017 
 PL- 10 Proposed Second Floor Plan Scan Date 08 Feb 2017 
 PL- 11 Proposed Third Floor Plan Rev A  Scan Date 17 May 2017 
 PL- 12 Proposed Roof Plan Rev C Scan Date 08 Feb 2017 
 PL- 13 Proposed East and South Elevation Rev C Scan Date 08 Feb 2017 
 PL- 14 Proposed West and North Elevation Rev C Scan Date 08 Feb 2017 
 PL- 15 Proposed North west and North Elevation Rev C Scan Date 08 Feb 2017 
 PL- 16 Proposed Surface and Boundary Treatments Scan Date 08 Feb 2017 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. Any intrusive investigation recommended in the Phase I Preliminary Risk 

Assessment Report produced by GHD Environment Limited Scan Date 08 Feb 
2017, 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. 
 
 4. 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. 
 
 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 
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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 
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. No development shall commence until the improvements (which expression shall 

include traffic control, pedestrian and cycle safety measures) to the highways listed 
below have either; 

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

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

  
 Highway Improvements: Shoreham Street - relocation of bus stop and shelter and 

provision of new bus stop and shelter (including any necessary alterations to 
highway lining and signing and associcated traffic regulation order). 

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

in traffic, which, in the opinion of the Local Planning Authority, will be generated by 
the development, and in the interests of protecting the free and safe flow of traffic 
on the public highway it is essential that this condition is complied with before any 
works on site commence. 

 
 7. 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. 
 
 8. No development shall commence until details of the implementation, adoption, 

maintenance and management of the sustainable drainage system have been 
submitted to and approved in writing by the Local Planning Authority. The system 
shall be implemented and thereafter managed and maintained in accordance with 
the approved details. Those details shall include a timetable for its implementation, 
and a management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the effective operation of the 
sustainable drainage system throughout its lifetime. 

  
 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. 

  
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
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 9. The Development shall not commence until full details of the proposed surface 
water drainage including calculations and modelling to demonstrate a reduction by 
at least 30% compared to the existing peak flow, has been submitted to and 
approved by the LPA including the arrangements for surface water infrastructure 
management for the life time of the development . This should be achieved by 
sustainable drainage methods where feasible. Should the design not include 
sustainable methods evidence is to be provided to show why sustainable drainage 
methods are not feasible for this site.   

  
 Reason: To ensure surface water flooding and pollution management. 
 
10. No customer shall be permitted to be within the retail unit outside the following 

times: Monday to Saturday 09:00 hours to 21:00 hours, and 10:00 hours to 16:00 
hours on Sundays.  

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

property. 
 
11. Commercial deliveries to and collections from the building shall be carried out only 

between the hours of 08:00 hours to 21:00 hours on Mondays to Saturdays and not 
at any time on Sundays and Public Holidays. 

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

property. 
 
12. Movement, sorting or removal of waste materials, recyclables or their containers in 

the open air shall be carried out only between the hours of 08:00 hours to 21:00 
hours Mondays to Saturdays and between the hours of 10:00 hours to 16:00 hours 
on Sundays and Public Holidays. 

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

property. 
 
13. No amplified sound shall be played within the commercial use hereby permitted nor 

shall loudspeakers be fixed at any time outside the building.  
  
 Reason:  In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
14. The residential accommodation hereby permitted shall not be occupied unless a 

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

 a) Be based on the findings of an approved noise survey for the building. 
 b) Be capable of achieving the following noise levels: 
 Bedrooms: LAeq (8 hour) - 30dB  (2300 to 0700 hours); 
 Living Rooms & Bedrooms: LAeq (16 hour) - 35dB  (0700 to 2300 hours); 
 Other Habitable Rooms: LAeq (16 hour) - 40dB  (0700 to 2300 hours); Bedrooms: 

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

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

 Before the scheme of sound insulation works is installed full details thereof shall 
first have been submitted to and approved in writing by the Local Planning 
Authority. 
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 Reason:  In the interests of the amenities of the future occupiers of the building. 
 
15. Before the use of the development is commenced, Validation Testing of the sound 

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

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

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

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

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

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

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

with. 
 
17. Upon completion of any measures identified in the approved Remediation Strategy 

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

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

with. 
 
18. 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 Highfields 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. 
 
19. No demolition and/or construction works shall be carried out unless equipment is 

provided for the effective cleaning of the wheels and bodies of vehicles leaving the 
site so as to prevent the depositing of mud and waste on the highway. Full details 
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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. 
 
20. The development shall not be begun until details have been submitted to and 

approved in writing by the Local Planning Authority of arrangements which have 
been entered into which will secure the reconstruction of the footways adjoining the 
site before the development is brought into use. The detailed materials 
specification shall have first been approved in writing by the Local Planning 
Authority. 

  
 Reason: In order to ensure an appropriate quality of development. 
 
21. 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. 

 
22. 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. 
 
23. The apartments shall not be used unless the car parking accommodation for 13 

cars 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. 
 
24. The apartments shall not be used unless the cycle parking accommodation for 30 

cycles spaces internally, and 20 cycles spaces externally 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. 
 
25. Large scale details, including materials and finishes, at a minimum of 1:20 of the 

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

  
 Windows 
 Window reveals 
 Soffits 
 Entrances Doors 
 Roller shutters 
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 Boundary treatments 
 Brickwork detailing/modelling 
 Panelling 
  
  
 Thereafter, the works shall be carried out in accordance with the approved details. 
  
 Reason:  In order to ensure an appropriate quality of development. 
 
26. 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. 
 
Other Compliance Conditions 
 
27. The soft landscaped areas shall be managed and maintained for a period of 5 

years from the date of implementation and any plant failures within that period shall 
be replaced in accordance with the approved details. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
28. The roller shutter serving the car parking area shall be automated, and shall be 

retained in-situ and maintained in working order. 
  
 Reason:  In the interests of highway safety and the amenities of the locality. 
  
  
29. Surface water and foul drainage shall drain to separate systems. 
  
 Reason:  To ensure satisfactory drainage arrangements. 
  
 
30. Notwithstanding the terms of the Town and Country Planning (Use Classes) Order 

1987, or any statutory instrument revoking and re-enacting that Order, the use of 
the ground floor retail unit shall at all times be occupied as the Sheffield United 
Football Club Shop and shall not be used for any other purpose within Class A1 
Retail.  

  
 Reason: In order to define the permission and to ensure the retail use accords with 

the main town centre use policy within the National Planning Policy Framework. 

     
 
Attention is Drawn to the Following Directives: 
 
1. The applicant should be aware that the submitted noise survey is not considered 

adequate and that a new noise survey is required as outline in the conditions 
above. 

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

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

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

 
4. 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 
not exceed the LA90 background noise level at any time when measured at 
positions on the site boundary adjacent to any noise sensitive use. 

 
5. 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 
  
 
6. 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. 

 
7. As the proposed development abuts the public highway you are advised to contact 

the Highways Co-ordination Group on Sheffield 2736677, prior to commencing 
works.  The Co-ordinator will be able to advise you of any pre-commencement 
condition surveys, permits, permissions or licences you may require in order to 
carry out your works. 
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Site Location 

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

The application site relates to an area of land which is currently used for match day 

car parking associated with Sheffield United Football Club (SUFC). The site is 

bound on the Shoreham Street and Cherry Street frontages by a tall brick and 

render wall located at the back edge of the footpath. The site lies adjacent to the 

wider Cherry Street car park, located behind the South Stand, and to the Kop 

Stand which fronts Shoreham Street.   

The surrounding area is made up of a mixture of built form, with the football ground 

and associated car parking located to the north and west, traditional 2 storey 

terraced housing to the east along the opposite site of Shoreham Street and part of 

Cherry Street to the south.   

Visible in the wider street scene are the Copthorne Hotel which stands at 8 storeys 

and is located at the opposite end of SUFC car parking, and Anchor Point, a 

residential development which is located further along Cherry Street on the 

opposite side of the road, and is 5 storeys in height rising to 8 on the corner.  

Planning permission is sought for the clearance of the existing car parking and 

boundary walls, and the erection of 45 flats within a 4 storey ‘L’ shaped building 

with a Class A1 retail unit, to provide the new club shop to the ground floor. Car 

parking is provided behind the building, and is accessed from Shoreham Street. An 

area of external amenity space is to be provided on the roof. 13 car parking spaces 

are proposed, with a total of 50 cycle spaces provided. 

RELEVANT PLANNING HISTORY 

Full planning permission was granted subject to a legal agreement in April 2013 for 

the erection of 39 apartments in 1 x 4 storey block with associated under croft and 

surface car parking accommodation. Application No. 13/00837/FUL.   

There is an extensive history to other sites within the grounds of the football 

ground, the most note-worthy are the 8 storey Copthorne Hotel on the junction of 

Bramall Lane and Cherry Street which has been built, the extension to the Kop 

stand at up to 7 storeys on land adjacent to this application site which has not been 

implemented and has now expired, and a 4 storey building containing 52 

apartments on the corner of Shoreham Street and John Street with works having 

commenced on implementation.  

SUMMARY OF REPRESENTATIONS 

1 representation objecting to the proposal has been received. Issues raised 

include: 

The proposal will detract from the area, it will increase traffic and noise, and will 

overlook and overshadow several properties.  
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PLANNING ASSESSMENT 

The main issues to be considered are whether the principle of development is 

acceptable, the effect on the character and appearance of the area, the effect on 

future and existing occupiers and whether suitable highways access and off street 

parking is provided.  

Principle of Development 

The site lies within the Bramall Lane Mixed Use Area as defined in the Sheffield 

Unitary Development Plan (UDP). UDP Policy MU1 strives for a mixture of 

developments to be encouraged, by not allowing any single land use to dominate. 

UDP Policy MU5 lists housing (Class C3) as the preferred use.  The principle of 

developing housing on the site has already been established under the previous 

application, (13/00837/FUL) and there has been no significant change in policy.  

However this proposed development does now include an element of retail which 

has been introduced to the ground floor of the building for this application, whereby 

the original permission was for housing to the ground floor. Small shops are listed 

as acceptable under policy GE5 which are up to a 280 square metres sales area or 

which are ancillary to other acceptable uses. The retail element of this application 

seeks to create approximately 620 square metres of floor area, however it is the 

club shop for SUFC, and as such is required to be located within the football 

ground, and hence within this Mixed Use Area.  The NPPF requires that local 

planning authorities apply a sequential test for main town centre uses that are not 

in an existing centre. It also requires flexibility on issues such as format and scale, 

and in this case a sequential test has not been carried out given this retail unit is 

such a ‘niche’ use that is totally reliant on its location, and providing that a condition 

is placed on any approval limiting its use as the football club shop, then it is 

considered acceptable in principle. 

Policy MU11(a) allows development which creates or preserves variety and would 

not result in any one use dominating and leading to the loss of the area. There 

remains a mixture of uses within this Mixed Use Area, including the football 

ground, traditional terraced housing, the Copthorne Hotel, private flats, student 

accommodation, and retail premises, and the proposed development will in fact 

reduce the dominance of the football ground.  

Policy CS30(b) of the Core Strategy seeks to promote the Bramall Lane/John 

Street area as an area of transition with new residential development along with 

compatible businesses and activities. 

As such the proposal is considered to comply with Policies MU1, MU5 and 

MU11(a) of the UDP and Policy CS30(b) of the Core Strategy.  
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Housing Land Supplies and Density 

The proposal would make a contribution towards housing supply as set out in 

CS22, especially whereby the city has a 4.7 year supply of housing land which is a 

shortfall from the 5 years required. Policy CS23 of the Core Strategy seeks to 

focus at least 90% of new dwellings in the main urban area, and Policy CS24 gives 

priority to previously developed sites.  

The density of the proposal is approximately 155 units per hectare. Core Strategy 

Policy CS26 suggests a density range between 50-80 units per hectare for this 

type of location. It does allow for densities outside of this range and it is considered 

that in this sustainable location, taking into account similar developments in the 

locality and the good quality design, that this density is justified according with 

Policy CS26 and principles set out in the NPPF.  

The proposal is for a mixture of 1 and 2 bedroom units. There is no policy 

requirement for mixed house types in this scale of development and the area has a 

good mix of housing types, therefore the proposal does not conflict with Core 

Strategy Policy CS41. 

It is considered that the proposal meets the requirements of Policy CS22, CS23, 

CS24, CS26 and CS41 of the Core Strategy.  

Affordable Housing 

Policy CS40 of the Core Strategy requires all new housing developments over a 

certain threshold to contribute towards the provision of affordable housing where 

this is practicable and financially viable. The Community Infrastructure Levy and 

Planning Obligations Supplementary Planning Document requires, in this part of 

the city a target contribution of 10 % affordable housing. In this instance, the 

applicant has provided a full viability assessment to the District Valuer, who has 

independently assessed the proposal.  

The District Valuer has identified that a reasonable level of profit for this scheme 

would be 15%, and that a fully compliant scheme reflecting the full affordable 

housing contribution at 10% affordable housing and CIL at £618,809 produces a 

developer’s profit of 4.85%. A reduced planning requirement scheme whereby the 

affordable housing contribution level if reduced to £0 still comes out with a 

developers profit well below the 15% considered reasonable, and consequently the 

scheme cannot viably support any level of affordable housing contribution.  

Design 

Policy BE5, and MU11(d) of the UDP and Policy CS74 of the Core Strategy 

requires a high standard of design which relates to the local context and this is 
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reinforced through paragraphs 60-65 of the NPPF. Paragraph 65 requires that 

planning permission should not be refused ‘for buildings that promote high levels of 

sustainability because of concerns about incompatibility with an existing townscape 

if those concerns have been mitigated by good design’, and at paragraph 60 that 

planning decisions should not attempt to impose architectural styles or particular 

tastes.  

This application follows the overall scale and massing of the previous approval with 

a well-designed 4 storey building having a strong frontage onto Shoreham Street 

and Cherry Street. Within the immediate street scene are two storey traditional 

terraces, with taller buildings between 5 and 8 storeys further along Cherry Street, 

and some 4 storey buildings along Shoreham Street. The adjacent Kop Stand 

fronting Shoreham Street is also a dominant feature. 

The proposed layout and arrangement reinforces the back edge of the pavement 

character that is predominant within the area, with the perimeter block returning 

along the western edge of the site enclosure to the stadium which is welcome.   

The contemporary design approach is considered acceptable, with the facades of 

the new building dominated by large areas of glazing particularly to the ground 

floor level retail unit which provides activity onto the adjacent streets. Large scale 

drawings of the finer details including the window reveals, ground floor entrances, 

brickwork modelling etc can be controlled through condition to ensure appropriate 

high quality finishes.   

The materials palette has been simplified and is predominately red brick with areas 

of modelling, and a black brick area introduced to the upper level which is slightly 

recessed.   

UDP Policy BE12 requires the provision of public art which can be readily seen by 

the public and encouraged as part of the design of new development.  There is a 

large area of brickwork fronting onto the thoroughfare to the football stadium that 

would be a good location for public art and details of which can be controlled 

through a condition.  

Overall it is considered that the building is well designed, and subject to 

satisfactory building materials being used, a good quality scheme can be achieved, 

complying with Policy BE5 and BE12 of the UDP, Core Strategy Policy CS74 and 

the principles of the chapter 7 of the NPPF.  

Sustainability 

The core principle of the NPPF is a presumption in favour of sustainable 

development which is mirrored in Core Strategy Policies CS63, CS64 and CS65. 

The site is in a highly sustainable location within walking distance of the City 

Centre, London Road and Queens Road Shopping Centres. The proposal 

represents an efficient use of a previously developed site, and the overall package 
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of measures proposed by the applicant will result in an energy efficient building 

which will provide 10% of a developments predicted energy needs primarily from 

the roof top photovoltaics, complying with Policies CS63, CS64, CS65 and CS67.  

Flood Risk 

With regard to flooding, the site is situated within Flood Zone 1, where there is a 

low probability of flood risk. The use of a water storage system below permeable 

paving and tarmac areas could provide for the sites total attenuation needs for 

ground level and roof water. Discharge rates should be restricted to a 30% 

reduction in the existing discharge and this can be secured by an appropriate 

condition to ensure compliance with Core Strategy Policy CS67.  

Living Conditions 

Policy MU11(b) requires that new development should not cause residents or 

visitors in housing to suffer from unacceptable living conditions.  

The closest neighbouring properties are those located on the opposite side of 

Cherry Street and Shoreham Street. The proposed flats will look towards these 

properties, with separation distances of between 15-20 metres. This relationship 

has been established under the previous approval, and follows the context of the 

surrounding area which shows similar relationships, whereby houses are located 

close to the back edge of the footpath and separated by a busy public highway.  

A sunlight analysis was submitted under the previous application for a 4 storey 

building demonstrating that the proposal had little impact on the existing dwellings 

which are to the south and east and as such it is considered that there will be no 

adverse impact on occupiers of neighbouring properties from the proposed 

development.  

Occupiers of the proposed flats have a good outlook and level of natural light to all 

habitable rooms. A noise survey has been carried out, however there remains a 

concern regarding the impact on occupiers of the proposed flats on match days, 

both from within the ground itself, from the retail unit below, and from people 

arriving and dispersing from the ground. Specifically the proposal involves a 

pedestrian access to turnstiles serving the South Stand, and this runs directly 

beneath two of the first floor flats including their main living area and one of two 

bedrooms in each flat. An additional noise survey is required, along with sound 

reduction measures to be submitted through conditions to ensure that noise levels 

are at an acceptable level.  

Part of the roof is to be used as private communal amenity space. At present the 

drawings showing the roof plan are minimalistic, and a more diverse planting 

scheme can be secured by condition in accordance with Policy BE6. The roof 

terrace provides approximately 350 square metres of communal space which is 

secure and will receive direct sunlight for most of the day. This figure is below the 
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space standards set out in the South Yorkshire Residential Design Guidance 

whereby a development of this nature should achieve 50 square metres plus an 

additional 10 square metres per unit so 500 square metres is recommended in 

total. There is a shortfall in the amount of external amenity space, however it is the 

maximum that can reasonably be achieved, and given the surrounding context with 

back edge of the footpath development, and the need for car parking, this short fall 

is considered acceptable in this instance, given its close proximity to the city centre 

and areas of public open space.  

In summary it is considered that the proposal meets the requirements of Policy 

MU11(b) of the UDP.  

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. The site 

is located in an accessible location within walking distance of the City Centre, 

London Road and Queens Road shopping areas.  Incorporated within the scheme 

are 13 parking spaces which are accessed from a single access from Shoreham 

Street.   

Although this represents a shortfall against the Council’s guidelines of 1 space per 

unit and 1 space for every 4 units for visitors, given the sustainable location this 

can be justified. The development can be expected to lead to additional demand 

for on-street car parking, however there are parking controls in the surrounding 

streets and a residents parking scheme in place. On street parking permits can be 

controlled and where appropriate resisted to ensure that demand is managed 

accordingly. A condition can secure this. 

50 cycle spaces are proposed in total to the residential units. 30 of which are 

located internally within the main fabric of the buildings, and 20 are located in the 

secure car parking area.  

The level of car parking and cycle provision is considered appropriate for a 

development of this nature in this location in accordance with Policy MU11(f) and 

Core Strategy Policy CS53.  

There is at present a bus stop with shelter directly outside the site located along 

Shoreham Street. This bus stop is required to be relocated at the developer’s 

expense which can again be controlled through a relevant condition.  

In summary, it is considered that the development is in compliance with the NPPF, 

Policy MU11(f) and CS53.  
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Landscaping 

At present the site is a hard-surfaced car park with no landscaping.  Policy BE6 of 

the UDP requires that good quality landscaping design will be expected in new 

developments. The proposal follows the context of the surrounding built form which 

is back edge of the footpath development, and as such there are not large areas of 

soft landscaping. However some trees have been included within the limited space 

in the car parking at the rear of the building and outside the rear of the retail unit.   

A roof terrace is proposed which on plan appears minimalistic, however a condition 

can be attached to any approval to allow for a more varied planting scheme, for 

both aesthetic and biodiversity improvements.  Therefore the proposal is 

considered acceptable in terms of BE6 of the UDP.  

Community Infrastructure Levy (CIL) 

CIL applies to the creation of all new floor space, and places a levy on new 

developments. The money raised will be put towards essential infrastructure 

needed across the city as a result of new development which could provide 

transport movements, school places, open space etc. The site is located within 

‘Zone 3’ so would be subject to a charge of £30/square metres.  

Land Contamination 

The site is located on previously developed land and it is appropriate to require 

adequate assessment of potential risk to health arising from possible ground 

contamination. The necessary risk assessments can be secured by conditions. 

SUMMARY AND RECOMMENDATION 

The principle of residential development on this site has previously been 

established by granting planning permission in 2013 for 39 apartments, and 

housing is a preferred use within the terms of UDP Policy MU5. This application 

proposes a development of 45 flats within an L shaped 4 storey block with retail to 

the ground floor. The retail use passes the sequential test for town centre uses 

owing to the unique relationship with the location and the end user, which can be 

limited to ensure compliance. The overall scale and massing of the building is 

considered acceptable and respects the context of the surrounding street scene, 

with the proposal being well designed.  

It is acknowledged that there is a shortfall in the level of amenity space afforded to 

residents of the proposed units, however in this sustainable location the provision 

of 350 square metres of secure space which will receive direct sunlight is 

considered acceptable. There is also a shortfall in the amount of car parking 

provision incorporated within the scheme, but in this sustainable location within the 

main urban area, close to good transport links and the city centre, and with the 

provision of 50 secure cycle spaces, the reduced level of car parking is considered 
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acceptable.  The scheme does not have any significant impact upon the amenities 

of neighbouring residents on Cherry Street and Shoreham Street.  

The site is located within a sustainable location, developing a brownfield site and 

weight should be attributed to the provision of 45 housing unit where a 5 year 

supply cannot be demonstrated. The development incorporates sustainable 

development features including measures to reduce surface water discharge rates, 

and to provide renewable energy.  

Therefore taking into account the Local and National Policies listed above, it is 

recommended that Planning Permission is granted. 
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Case Number 

 
16/02968/REM (Formerly PP-05351498) 
 

Application Type Approval of Reserved Matters 
 

Proposal Application to approve details of Appearance, 
Landscaping, Layout, and Scale - (Matters reserved by 
application 15/00158/OUT - Demolition of existing dairy 
and outbuildings, use of existing farmhouse as a 
dwellinghouse and erection of up to 13 
dwellinghouses) 
 

Location Cowmouth Farm 
33 Hemsworth Road 
Sheffield 
S8 8LJ 
 

Date Received 02/08/2016 
 

Team South 
 

Applicant/Agent G9 Design 
 

Recommendation GRA GC subject to Legal Agreement 
 

 
  
Time Limit for Commencement of Development 
 
Approved/Refused Plan(s) 
 
 1. The development must be carried out in complete accordance with the following 

approved documents: 
  
 1612_03_D  Site setup 
 1612_05_S  Proposed Site Plan 
 1612_09  Location Plan 
 1612_14_B  Tree Plan 
 1612_15  Tree Planting Plan 
 1612_19_A  Rear Boundary Fence Detail 
 1612_20_D  Gabion Wall Boundary Detail 
 1612_21_D  Proposed Boundary Treatment Plan  
 1612_22_A  Front Boundary Railings Detail 
 1612_49_A  Front Wall and Railings Detail 
 1612_26_A  (Plot 1) Proposed Plans 
 1612_27_A  (Plot 1) Proposed Elevations 
 1612_32_D  Proposed Materials Schedule 
 1612_33_B  Proposed Landscaping Plan 
 1612_36_A  (Plots 03 & 04) Garage Plan & Visual 
 1612_37_A  (Plots 03 & 04) Garage Elevations 
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 1612_40_B  Typical Detached Garage 
 1612_50_A  Site Sections 
 1612_P2_01_E Plot 02 - Ground Floor 
 1612_P2_02_F Plot 02 - First Floor 
 1612_P2_03_G Plot 02 - Elevations 
 1612_P3_01_F Plot 03 - Ground Floor 
 1612_P3_02_G Plot 03 - First Floor 
 1612_P3_03_G Plot 03 - Elevations 
 1612_P4_01_F Plot 04 - Ground Floor 
 1612_P4_02_H Plot 04 - First Floor 
 1612_P4_03_H Plot 04 - Proposed Elevations 
 1612_P05_01_G Plot 05 - Ground Floor 
 1612_P05_02_H Plot 05 - First Floor 
 1612_P05_03_G Plot 05 - Elevations 
 1612_P6_01_F Plot 06 - Ground Floor 
 1612_P6_02_G Plot 06 - First Floor 
 1612_P6_03_F Plot 06 - Elevations 
 1612_P7_01_G Plot 07 - Ground Floor 
 1612_P7_02_H Plot 07 - First Floor 
 1612_P7_04_F Plot 07 - Elevations 
 1612_P8_01_H Plot 08 - Ground Floor 
 1612_P8_02_J Plot 08 - First Floor 
 1612_P8_03_G Plot 08 - Elevations 
 1612_P09_01_E Plot 09 - Ground Floor 
 1612_P09_02_F Plot 09 - First Floor 
 1612_P09_03_F Plot 09 - Elevations 
 1612_P10_01_F Plot 10 - Ground Floor 
 1612_P10_02_G Plot 10 - First Floor 
 1612_P10_03_F Plot 10 - Elevations 
 1612_P11_01_G Plot 11 - Ground Floor Plan 
 1612_P11_02_H Plot 11 - First Floor Plan 
 1612_P11_03_H Plot 11 - Proposed Elevations 
 1612_P12_01_D Plot 12 - Ground Floor 
 1612_P12_02_E Plot 12 - First Floor 
 1612_P12_03_F Plot 12 - Elevations 
 1612_P13_02_D Plot 13 - Ground Floor 
 1612_P13_03_E Plot 13 - First Floor 
 1612_P13_04_E Plot 13 - Elevations 
 1612_P14_02_D Plot 14 - Ground Floor 
 1612_P14_03_E Plot 14 - First Floor 
 1612_P14_04_F Plot 14 - Elevations 
 1070-9 Revision C      Highway and footpath layout only 
 1070-11 revision G Extent of footpath to Warminster Place only 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for definition) 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development Condition(s) 
 
 
 2. Before any hard surfaced areas are constructed, full details of all those hard 

surfaced areas within the site shall have been submitted to and approved in writing 
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by the Local Planning Authority.  Such details shall provide for the use of porous 
materials, or for surface water to run off from the hard surface to a permeable or 
porous area or surface within the curtilage of the dwellinghouse.  Thereafter the 
hard surfacing shall be implemented in accordance with approved details. 

  
 Reason:  In order to control surface water run off from the site and mitigate against 

the risk of flooding. 
 
 3. Before the damp proof course is laid on the first new build dwelling a Landscape 

Plan and associated Landscape Management Plan, including short, medium and 
long term aims and objectives, management responsibilities and maintenance 
schedules for the area of land between Plot  11 and Warminster Place shall be 
submitted to and approved in writing by the Local Planning Authority. The 
Landscape scheme and Management Plan shall thereafter be implemented as 
approved. 

  
 Reason: In the interests of the visual amenity of the locality 
 
 4. The approved landscape works pertaining to Condition 3 shall be implemented 

prior to the first dwelling being occupied.  Thereafter the landscaped areas shall be 
retained and they shall be cultivated and maintained in accordance with the 
approved Management Plan 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
Other Compliance Conditions 
 
 5. Notwithstanding the provisions of The Town and Country Planning (General 

Permitted Development)  (England) Order 2015, or any Order revoking or re-
enacting that Order, no enlargement, improvement or other alteration or extension 
of the dwellings hereby approved which would otherwise be permitted by Class A 
to Part 1 of Schedule 2 to the Town & Country Planning (General Permitted 
Development) (England) Order 2015 shall be carried out without prior planning 
permission. 

  
 Reason:  In the interests of the amenities of occupiers of adjoining property, 

bearing in mind the restricted size of the curtilage and in the interests of 
maintaining appropriate external amenity spaces for the approved dwellings. 

 
 6. The dwellings shall not be used unless forward visibility chords have been provided 

in accordance with the approved plans and no obstruction to visibility greater than 
600 mm above the level of the adjacent carriageway shall be allowed within these 
chords. 

  
 Reason:  In the interests of the safety of road users. 
 
 7. The dwellings hereby approved shall not be used unless the car parking 

accommodation 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. 
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 8. Before the first occupation of the dwellings on plots 6 & 7 hereby permitted the 
following windows  shall be fitted with obscure glazing to a minimum privacy 
standard of Level 3 Obscurity and any part of the windows that is less than 1.7 
metres above the floor of the room in which it is installed shall be non-opening.  

  
 Garage windows in the north east elevation of Plot 6 
 Master Bedroom windows in the north east elevation of Plot 6 
 Garage windows in the south west elevation of Plot 7 
 Master bedroom windows in the south west elevation of Plot 7 
  
 The windows shall be permanently retained in that condition thereafter. 
  
 Reason:  In the interests of the amenities of occupiers of adjoining property. 
 

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

and proactive manner and sought solutions to problems where necessary in 
accordance with the requirements of the National Planning Policy Framework. 
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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 the site of 'Cowmouth Farm', a former Co-Operative 
Dairy in Hemsworth Road which ceased operating in 2008.  The site area is 
approximately 0.63 hectares and at the time of the closure of the dairy included the 
main farmhouse (last used as offices), a range of original outbuildings attached to 
the farmhouse which were set in an 'L' shaped arrangement.  These buildings 
dated to the late 18th and early 19th centuries and had some local historic 
interest.  The balance of the site featured a number of 20th century buildings.  An 
elongated range of garages/service bays lay close to the north east boundary and 
a large steel framed warehouse building, a smaller flat roofed cold store building 
and a poly tunnel completed the complex of buildings. The post war additions were 
of no architectural merit and could best be described as brutally functional. Large 
areas of hardstanding occupied the spaces between these buildings. 
 

To the west of the site on Hemsworth Road is a row of detached bungalows with 
hipped roofs.  To the east of the site in Hemsworth Road is a row of semi-detached 
two storey dwellings.  Similar detached and semi-detached dwellings adjoin the 
site to the north east in Warminster Place.  All the dwellings are traditional c1930 
bay windowed buildings that are rendered or half-rendered with rosemary tiled or 
slate roofs and with generally long rear gardens. 
 

The rear boundary of the site adjoins former playing fields owned by Sheffield 
Hallam University.  Access to the playing fields is taken from further west along 
Hemsworth Road.   Graves Park is on the opposite side of Hemsworth Road.  The 
boundaries to the north (playing fields) and west (bungalows) are screened by 
intermittent semi-mature trees and shrubs.  There is a tall conifer hedge to the 
boundary with No. 47 Hemsworth Road, together with two small trees and a larger 
tree towards the rear boundary of that dwelling. 
 

None of the trees on the site are considered to have significant public amenity 
value but plans indicate retention of some specimens. 
 

There is a general fall in land levels across the site with an initial fall away from 
Hemsworth Road of the order of one and half metres. The site then levels to a 
degree before falling at the boundaries to the north and west. Exact natural levels 
are difficult to determine due to previous development. In addition a significant 
portion of the site in the north east quadrant has recently been reduced in level in 
order to reduce the differential with curtilages of houses on Warminster Place. 
 

The site has remained vacant for a number of years. Site clearance has taken 
place after the granting of outline permission for the erection of 13 dwellings and 
conversion of the retained former farm house giving 14 dwellings in total. 
 

This is a Reserved Matters application seeking approval in respect of Appearance; 
Landscaping; Layout; and Scale for the erection of 13 dwelling houses comprising 
a mix of three, four and five bedroom detached properties (four bedroom properties 
dominate) and the conversion of the former farm house.  
Vehicular access to the site would be taken through a spur road from Hemsworth 
Road, the principle of which was approved in the outline permission.  The road 
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would not be adopted. A further pedestrian access would be available from 
Warminster Place. 
 
RELEVANT PLANNING HISTORY 
 

An application seeking outline permission to erect 18 dwellings on the site was 
withdrawn in 2008 (08/04520/OUT) 
 

Permission was refused in 2013 (13/01919/FUL) for the demolition of existing dairy 
and outbuildings, and erection of 14 dwellinghouses with associated garages, 
access road and landscaping. 
 

The principle of development was considered acceptable and the layout 
considered satisfactory but there was insufficient provision for open space and 
insufficient information so as to make an informed judgement on the impact on 
archaeological remains and protected species habitats. 
 

An application seeking permission to erect 14 dwellings on the site was withdrawn 
in 2014 (14/01653/FUL/) 
 

Outline permission for the erection of up to 13 dwellings and conversion of the 
farmhouse was granted in 2015 (15/00158/OUT). This application closely follows 
the indicative layout approved at that stage. 
 

Permission was granted in 2016 (16/04528/FUL) for engineering works on the site 
so as to reduce levels and erect boundary retaining structures in the form of 
gabions on the north and east boundaries. 
 

SUMMARY OF REPRESENTATIONS 
 

Representations from 8 local residents have been received as a result of the 
notification process. 7 are objections and one is a letter with a neutral tone. No 
letters have been received subsequent to the receipt of the most recent amended 
plans. 
 

Summary of Points Raised 
 

The proposed staggered double boundary treatment between the current and new 
development would create a no-man’s land with associated maintenance issues 
leading to an eyesore 
 

The use of timber fences could be susceptible to damage from the elements and 
with the above no man’s land being created a lack of repair /maintenance could 
lead to an eyesore. 
 

A brick wall should be constructed on the boundary with curtilages of houses 
fronting Warminster Place. 
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The proposed footpath into Warminster Place is welcomed but the plans do not 
indicate where the path exits the new development and enters into Warminster 
Place. 
 

The proposed two rows of panel fencing would result in a combined height of 3.6 
metres, such a screen would be visually over powering. 
 

There are several trees in the gardens of numbers 8, 10 and 12 Warminster Place. 
Their roots and general well-being will be severely compromised with the site 
excavations 
 

The house designs are inappropriate for the area. 
 

There are no dimensions or scale, 
 

The lack of confirmed boundaries 
 

The loss of privacy for the current residents of Warminster Place. 
 

The proposal would lead to overshadowing of the existing residences on 
Warminster Place.  
 

There is no reassurance of appropriately managed surface water drainage. 
 

The proposed buildings are of a modern design with up to three storeys and 
feature balconies and very large windows to rear of each plot. This appears totally 
out of character and context in an area of bungalows and two storey, semi-
detached dwellings. 
 

None of the plans show any indication of the ground layout or gradients, with the 
possible need for retaining walls to contain the differing ground levels through the 
development area and between that and the existing neighbouring gardens. 
 

There are no dimension or boundary features between the existing properties 
along Hemsworth Road and Warminster Place and new plots. Linear distances 
between proposed new buildings and existing properties are not shown. 
 

There is strong evidence of poor land drainage to the site which affects houses on 
Warminster Place. The garden floods on a regular basis when it rains. This will 
only get worse should the development go ahead.  
 

The size, scale, design, location and materials on plots 2, 3, 4 and 5 are 
inappropriate to the site. The locations used do not reflect the historic layout of the 
farm buildings.  
 

There will be a loss of light, potentially creating an overbearing environment. 
 

What are the plans for trees on neighbouring land (33 Hemsworth Rd) except for 
the large fern trees next to my fence next to my house which need to be cut down 
as they are blocking light onto my property and are becoming too high. 
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The development removes the footpath between Warminster Place and 
Hemsworth Road . It is the only level access from the site to public transport. 
 
In light of imminent planning applications for the University fields this would 
exacerbate traffic volume through the Cowmouth Farm site on to Hemsworth Road 
as well as causing more noise, fumes and congestion for residents in Warminster 
Place and Hemsworth Road. 
 

In light of the proposed larger development by Miller Homes on the adjacent field a 
common policy to manage all the natural surface water which will have a tendency 
to seek the lowest point i.e. the northern boundaries of Cowmouth Farm, needs to 
be agreed.  
 

It would be prudent in light of the future larger development by Miller Homes to 
review common drainage and suitable screening between the existing and 
proposed developments. 
 
There is no plan for plot ’15'.  The developers need to declare their intention for this 
area of land, backed-up with supporting documents. 
 
The possible loss of a well-used 'public right of way’. 
  
Matters raised which related to the gabion retaining structures dealt with through 
permission 16/04528/FUL 
 

There is no detail or reference to the inclusion of a concrete filled trench along the 
boundary which has formed a conduit for surface water causing flooding to 
gardens of properties on Warminster Place. 
 

Excavating the trench has caused extensive damage to existing tree roots along 
the boundaries.  
 

The developer promised to lay a perforated pipe to help contain the excessive 
surface water collecting in the newly dug gabion foundations but there is no 
indication on the plans 
 

The proposal to install two rows of gabion cages has not lessened the differential in 
the ground levels between the new development and the existing gardens. 
 

Matters raised which are not Material Planning Considerations 
 

Poor site security during development which has already been compromised on 
several occasions. 
 

When the winter sun is low our solar production and that of other properties will be 
compromised causing loss of income to us. 
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PLANNING ASSESSMENT 
 

Policy Issues 
 

This is an application for Reserved Matters and therefore the principle of the 
development is established. 
 

The site lies within a Housing Area as defined in the adopted Unitary Development 
Plan (UDP).  The Housing designation is retained in the Local Plan Draft Proposals 
Map (pre-submission version).  No special designations affect the site. 
 

Government policy in the National Planning Policy Framework (NPPF) is relevant.  
Policies within the NPPF are referred to in subsequent sections of this report where 
applicable. 
 

The following documents are also relevant: 
 

- Supplementary Planning Guidance "Open Space Provision in New Housing 
Development" 

- Supplementary Planning Document "Climate Change and Design” 

- Supplementary Planning Guidance ‘Designing House Extensions’. Whilst 
this is not strictly applicable to new build developments nonetheless the 
space about dwellings standards laid out within it are considered to 
represent excellent guidance and its use has been supported by Inspectors 
in previous similar cases. 

 

The South Yorkshire Residential Design Guide (2011) has been designated by 
Members as a Best Practice guide and is therefore a material consideration, albeit 
carrying less weight than the afore-mentioned policies and documents. 
 
Principle of Proposed Development 
 

This has already been established through the granting of 15/00158/OUT 
 

Core Strategy Policy CS22 commits to maintaining a 5 year supply of deliverable 
housing sites at all times.  There is currently a marginal shortfall (4.7 years) in 
'deliverable' (i.e. with planning permission for housing uses) sites in the city.  
 

Policy CS23 seeks to focus at least 90% of new dwellings in the main urban area 
and Policy CS24 gives priority to previously developed sites.   
 

The proposals are in accordance with these policies and granting planning 
permission will increase the supply of 'deliverable' housing sites. 
 

In view of the above, relevant policies are satisfied. 
 

Housing Density 
 

The density equates to up to 22 units per hectare based on the entire curtilage of 
the site (0.63 hectares) and assuming a total of 14 units.  This is below the 30-50 
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density normally expected for sites that are within the urban area but outside 
District Centres and away from Supertram/high frequency bus routes, as set out in 
Core Strategy Policy CS26.   
 

However, the policy provides scope for densities outside this range where they 
achieve good design, reflect the character of an area or protect a sensitive area 
and this is considered to be the case here.  
 

The site is constrained by the configuration of the boundaries, the location of the 
existing former farmhouse, and the consequent restricted space available to 
provide for adequate separation and means of access.  The density is comparable 
to but marginally higher than the surrounding developments (approx. 20 units/ha).   
 

The proposed density was considered at outline stage and considered to be 
acceptable. This proposal would provide generally larger units than in the 
immediate locality and this would increase the housing mix in the area in 
accordance with the principles of Core Strategy Policy CS41. 
 

In view of the above, it is considered that a lower density scheme can be justified in 
this instance.   
 

Policy CS24: Maximising the Use of Previously Developed Land for New Housing 
within the adopted Sheffield Development Framework Core Strategy (CS) states 
that 88% of new housing should be developed on brownfield sites. The site is 
considered to comprise of previously developed land and therefore complies with 
policy CS24. 
 

Design Issues 
 

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. 
 

Policy CS74 of the Core Strategy, which relates to design principles, advises that 
development will be expected to take advantage of, and enhance, the distinctive 
features of the city, its districts and neighbourhoods as well as respecting the 
character of the particular area with any 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. 
 

Character, scale and massing 

The surrounding area is characterised in the main by medium sized dwellings in 
comparable curtilages. The character of the locality would therefore best be 
described as ‘suburban’. 
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Architecture within the locality dates predominantly from the post war period with a 
style that is simple and unassuming. The prevailing scale is that of two storey 
houses to the east and north and bungalows to the west on Hemsworth Road. 

In closer proximity to the site the dwellings feature red brick, render or stone facing 
with slate tile, rosemary’s and concrete tiles all featuring as roof materials. 

The proposal is for two-storey houses to be located within their own curtilages. The 
dwellings could be described as medium in terms of their footprint and the 
curtilages allocated to each dwelling are comparable with other detached dwellings 
within developments granted city wide in the last decade. 

The proposal is therefore felt to maintain the character and grain of development in 
the locality. 

The proposed architecture would represent a more contemporary approach than 
nearby bungalows and semi-detached dwellings but there is nothing radical in 
terms of the architecture with pitched roofs and conventional proportions in 
evidence. 

Facing materials for the new builds are a combination of brick, stone and timber 
boarding with Spanish slate or reclaimed concrete tiles proposed for roofing. 

Each of the Core Strategy and the UDP make reference to local distinctiveness 
and a requirement to ‘complement’ (BE5), to be ‘in scale and character’ (H14), or 
‘respect the townscape character of the city’s neighbourhoods with their associated 
scale, layout and built form, building styles and materials’ (CS74). 

However, there is no part of these policies that requires a new development to 
‘match’ or ‘copy’ the existing architecture of a street or locality and it is apparent 
that they would be in conflict with Paragraphs 59 and 60 of the NPPF if they were 
to be this prescriptive. 

Were these policies to require such designs this would imply that new buildings 
should match existing ones no matter how mediocre or non-descript the existing 
area might be (though there is no implication that the locality here is either). 

The thrust of national policy is therefore to separate planning judgements from 
matters of personal taste in terms of design and to deter opposition to designs 
simply because they differ from existing. 

Clearly there is encouragement in the NPPF to construct buildings that provide 
modern day living, and to preclude a slavish adherence to ‘the identical’ which 
could lead to mundane and uninspiring architecture.  

It is therefore felt that the key consideration with regard the architecture of proposal 
must be whether it causes demonstrable harm to the street scene of Hemsworth 
Road (since the houses deeper into the development will not tend to be viewed in 
juxtaposition in the same way) 

In this respect there are two considerations: 

1. Is the proposal, in itself, of acceptable quality? 

2. To what degree does the proposal appear in, and thereby affect, the street 
 scene? 

The new build properties fronting Hemsworth Road (Plots 13 and 14) are two 
storeys in height and therefore match the scale of adjacent dwellings. The house at 
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Plot 2 would lie adjacent the bungalow at No.31 and consequently there would be 
a height differential. However, should Plot 2 have featured a bungalow then an 
identical relationship would have existed between that plot and the restored 
farmhouse. It is not considered that the relationship between the proposed Plot 2 
and No. 31 is so uncomfortable so as to represent a reason for refusal. 

The facing materials of Plot 2 feature reclaimed stone on its front elevation closest 
to the farmhouse thereby providing a visual ‘bridge’ to the cedar cladding on the 
balance of that elevation. 

Within the site the facing materials to the principal elevations of plots 3 and 4 and 
their respective detached garages also mirror the facing stone and roofing 
materials of the farmhouse. 

Further still into the site the more contemporary materials begin to dominate (Plots  
5-12) with dwellings faced in a variety of red brick and cedar boarding employed as 
facing with Spanish blue slate for a roofing material. 

The site does not lie within a Conservation Area or Area of Special Character 
which might add additional constraint in a design sense.  

The proposed dwellings have well-proportioned and suitably detailed elevations 
facing the public domain and facing/roofing materials proposed are acceptable. 

Therefore, despite the limited departure from the prevailing architectural style of 
other houses/bungalows in the locality it is considered that the proposal satisfies 
national and local policy with regard to scale, character and design and use of the 
facing/roofing materials and should result in dwellings of appropriate quality for a 
Housing Area 

 

Residential Amenity considerations (Existing residents) 
 

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. 
 

All proposed dwellings achieve appropriate separation distances between main 
aspect windows and existing main aspect windows in neighbouring dwellings. 
 

Minimum separation distances are also achieved in terms of separations between 
existing main aspect windows and proposed two storey structures. 
 

As such it is not considered that any significant overshadowing or overbearing will 
occur and equally no inter overlooking between proposed and existing dwellings 
will occur. 
 

Some of the proposed dwellings (plots 5 and 7) marginally fail to achieve best 
practice separation distances to neighbouring boundaries. (The former achieves 
9.25 metres, the latter 8 metres) 
 

Supplementary Planning Guidance ‘designing House Extensions’ suggests that 
rear elevations should achieve a minimum separation to boundary of 10 metres. 
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In both of these cases the shortfall is felt to be mitigated by the fact that the 
neighbouring gardens to which these separation distances relate are long and the 
proposed windows in question will still achieve adequate separation to principal 
private amenity spaces. 
 

The proposal is considered, following several negotiated improvements to the 
original submission to be acceptable from an amenity perspective. 
 

Residential Amenity considerations (Future Occupants) 
 

All properties will benefit from adequate outlook and natural lighting. 
 

Some of the individual private garden spaces are on the small side for four 
bedroom dwellings but are not below the minimum guidelines of 60m2 as set out in 
the South Yorkshire Residential Design Guide or the 50 square metres indicated 
as a minimum in Supplementary Planning Guidance ‘Designing House Extensions’. 
There has been extensive discussion and negotiation to secure improvements to 
the layout to ensure that privacy and overbearing matters are resolved, and that 
the development provides living conditions that accord with the above guidelines. 
 

Highways considerations 
 

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. 
 

Overall, the design and layout of the highways is considered acceptable and will 
facilitate suitable access and ensure the continued safe operation of the highways 
network. The proposal is therefore in accordance with UDP Policies BE9, T8 and 
T10 
 

Parking provision is largely on plot, and two spaces are provided for each dwelling 
house 
 

Private driveways should be conditioned as being constructed in porous/permeable 
materials or drain to permeable surfaces within the curtilages of the dwellings 
 

In light of the above the proposal is considered to comply with Section d) of Policy 
H14. 
 

Archaeology and Conservation considerations 
 

A scoping report in respect of potential archaeological interests was commissioned 
by the Local Planning Authority in relation to a number of sites across the city and 
was carried out by Wessex Archaeology.  This report appraised the individual 
buildings within the historic group on this site and considered this complex to be of 
'High Local Significance'.  The report emphasised the potential of the buildings to 
contain important evidence, if later finishes and fabric were removed. 
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Due to this historic interest attached to the farmhouse and associated buildings a 
condition was attached to the outline application requiring that a Written Scheme of 
Investigation to be submitted. This was submitted with 15/00158/COND1 and the 
details therein approved by the South Yorkshire Archaeology Service 
 

No further requirements are required in this respect. 
 

The conversion of the existing farmhouse should bring back into long term use and 
secure the future of this building of local interest (it does not have status as a 
heritage asset) and this is welcomed. 
 

Ecology considerations 
 

There is no evidence that protected species habitats exist on the site. 
 

There are no trees of significant public amenity value on the site but the retention 
of some specimens in the interests of screening is welcomed. 
 

Tree Protection details were submitted, and approved, in support of the Outline 
application 
 

A survey at outline stage established that no bat roosts were present on site and 
the outbuildings on site have now been demolished. 
 

Nonetheless, in line with best practice a requirement to incorporate artificial bat 
boxes, bat access tiles and bird boxes to the retained building has been 
conditioned at outline stage. 
 

Landscape 
 

The submitted landscape plan is somewhat limited in terms of the number of 
proposed species but nonetheless has been bolstered as a result of negotiation as 
to include the planting of native species. The overall plan should provide for a 
reasonable level of planting for those parts of the scheme that can be considered 
the public domain. 
 

The trees proposed for removal are not prominent in the public domain. 
 

A specific planting and associated landscape management plan should be sought 
through condition for the plot of land between the development and the cul-de-sac 
of Warminster Place. 
 

The scheme contains either low stone walls or railings to provide the boundary 
treatment adjacent to the access road and to Hemsworth road, with timber fencing 
employed on less public boundaries. The use of timber boundary fencing is entirely 
consistent with other similar developments granted permission around the city and 
it is considered that a requirement for the substitution of brick walls on these 
boundaries cannot be justified. 
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The proposals are therefore considered potentially acceptable in the context of 
UDP Policies BE6 and GE15. 
 

Sustainability considerations 
 

Following the publishing of the Government’s housing standards review the 
development is no longer required to meet code level 3. 
 

Policy CS65: Renewable Energy and Carbon Reduction within the CS sets out 
objectives to support renewable and low carbon energy generation and also to 
further reduce carbon emissions. Policy CS65 requires, if it is feasible and viable, 
new developments to achieve the provision of a minimum of 10% of their predicted 
energy needs from decentralised and renewable or low carbon energy, an 
equivalent reduction in energy from a fabric first approach is also now accepted.  
 

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 and a 
condition requiring details of how this is to be achieved was attached to the Outline 
permission. 
 

Drainage considerations 
 

The Applicant has provided drainage details for the site as a whole but it is noted 
that the drainage within the confines of the site will remain private. 
 

In terms of surface run off the proposal is likely to result in a reduction due to the 
reduction in hardstanding across the site compared to the dairy site and the 
increase in porous/permeable surfaces both in terms of garden/lawned areas and 
required permeable/porous drive surfaces. 
 

As a brownfield site with an existing surface water run-off however, policy requires 
that this must be reduced by 30%. This reduction was secured by condition at 
outline stage. Recent discussions with Yorkshire Water suggest that matters 
remain to be resolved but this will be dealt with via a Discharge of Conditions 
application relating to 15/00158/OUT 
 

Ground contamination considerations 
 

The Applicant submitted a site investigation report with regard to Condition 10 of 
the outline application. This report was satisfactory but the other conditions relating 
to remediation works remain to be discharged from the Outline application. 
 
Community Infrastructure Levy (CIL)/Open Space 
 

This application is a reserved matters application and relates to an outline 
permission that was granted prior to the introduction of the Levy. 
 

The Outline permission required (by condition) that either 10% of the site area be 
given over to public open space or a contribution towards existing open space in 
the locality be made. 
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Since the former cannot be achieved, a contribution through submission of a 
Section 106 Agreement is required by Policy H16. 
 

A sum of £19,091.05 would need to be provided as a contribution towards informal 
recreation space and youth/adult outdoor sports provision in the locality. 
 

This will need to be secured through the use of a legal agreement to ensure 
compliance with Policy H16. 
 

RESPONSE TO REPRESENTATIONS 
 

Matters relating to residential amenity, site layout, highways, design and detailing 
and boundary treatments have been dealt with in the main body of this report. 
 

The pathway from Warminster Place is not a public right of way but the pathway 
has been re-instated in the amended plans 
 
Site security is a duty of care of the developer or a matter for the police 
 
The area of land identified as ‘Plot 15’ in several representations is not indicated 
for development. Should permission be granted the area is to be conditioned as an 
area of landscaping. 
 
It is considered highly unlikely that two storey dwellings with the proposed 
separation distances to existing houses would adversely impact on solar panels on 
those dwellings. 
 

Whilst the submission of an application for a large residential development (138 
units) on a neighbouring site is noted, this does not yet have planning permission 
and cannot be considered a committed development. As such this current 
application must be considered on its own merits.  
 

SUMMARY AND RECOMMENDATION 
 

This application seeks permission for 14 dwellings on a previously developed site. 
The site is sustainably located with good access to public transport, and the design 
and layout of the scheme is considered, on balance, to be acceptable. 
 
The proposal should not give rise to any harmful amenity issues and the layout of 
the site is considered acceptable from a highways perspective. There are very 
marginal shortfalls in separation distances to boundary on two of the plots but 
these are not considered to represent a reason to refuse the scheme overall. 
 
Appropriate levels of car parking are provided and, whilst the new access road 
would not be adopted it would be constructed to adoptable standards. 
 

In light of the above the proposal is considered to comply with adopted Local and 
National Planning policy and it is recommended that reserved matters are 
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approved conditionally subject to the submission of a Unilateral Agreement for 
Open Space contribution.  
 

Heads of Terms for Legal Agreement 
  
1. The owner shall pay the sum of £19,091.05 to be used by the City Council 
towards the enhancement of Open Space within the vicinity of the site. 
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Case Number 

 
16/01269/FUL (Formerly PP-05009140v1) 
 

Application Type Full Planning Application 
 

Proposal Residential development of 30 dwellings (Conversion 
of existing hotel to 6 x 2 bedroom apartments, and new 
build of 12 detached dwellinghouses and 12 x 2 
bedroomed apartments) with associated parking, 
access and landscaping 
 

Location The Beauchief Hotel And Car Park 
161 Abbeydale Road South 
Sheffield 
S7 2QW 
 

Date Received 01/04/2016 
 

Team South 
 

Applicant/Agent Coda Planning 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: 
  
 The amended drawings received and dated 17 February 2017 and 16 January 

2017 and numbered: 
  
 2315 (07) 005 
 2315 (08) 011 
 2315 (08) 012 
 2315 (90) 001 
 2315 (90) 002 
 2315 (07) 001 
 2315 (07) 002 
 2315 (08) 009 
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 2315 (07) 003 
 2315 (08) 010 
 2315 (07) 004 
 2315 (08) 001 
 2315 (08) 002 
 2315 (08) 003 
 2315 (08) 004 
 2315 (08) 005 
 2315 (08) 006 
 2315 (08) 007 
 2315 (08) 008 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. 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 
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. 

 
 4. No development shall commence until the actual or potential land contamination 

and ground gas contamination at the site shall have been investigated and a Phase 
1 Preliminary Risk Assessment Report shall have been submitted to and approved 
in writing by the Local Planning Authority.  The Report shall be prepared in 
accordance with Contaminated Land Report CLR11 (Environment Agency 2004). 

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

and the site is safe for the development to proceed, it is essential that this condition 
is complied with before the development is commenced. 

 
 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 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. 
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 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 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. 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 7. 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. 
 
 8. All development and associated remediation shall proceed in accordance with the 

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

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

with. 
 
 9. Prior to the commencement of development, full details of the alterations to the site 

access / Abbeydale Road South junction shall be submitted to and approved in 
writing by the LPA. The access shall then be constructed in accordance with the 
approved details. 

  
 Reason: In the interest of highway safety. 
 
10. 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. 
 
11. 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 
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commenced. Thereafter, the development shall be carried out in accordance with 
the approved details. 

  
 Reason:  In order to ensure an appropriate quality of development. 
 
12. 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. 
 
13. 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. 

 
14. No demolition and/or construction works shall be carried out unless equipment is 

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

  
 Reason:  In the interests of the safety of road users. 
 
Other Compliance Conditions 
 
15. The dwellings shall not be used unless the car parking accommodation 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. 
 
16. The development shall not be used unless the redundant access at the junction of 

Abbey Lane /Abbeydale Road has been permanently stopped up and reinstated to 
kerb and footway and means of vehicular access shall be restricted solely to those 
access points indicated in the approved plans. 

  
 Reason: In the interest of highway safety. 
 
17. The dwellings 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. 
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 Reason:  In the interests of delivering sustainable forms of transport, in accordance 

with Unitary Development Plan for Sheffield (and/or Core Strategy) Policies CS53 
 
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. The development shall be carried out in accordance with the flood risk mitigation 

measures outlined in section 7 of the  Flood Risk Assessment carried out by Peter 
Brett on behalf of Coda Planning and dated May 2016. 

  
 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. 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 
  
 
2. 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 
 Town Hall 
 Pinstone Street 
 Sheffield  
 S1 2HH 
  
 For the attention of Mr P Vickers 
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 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. 
 
3. As the proposed development abuts the public highway you are advised to contact 

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

 
4. 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. 

 
5. 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 
 

 

 

 

 

 

 

 

Page 86



 

LOCATION AND PROPSOAL 

The site is approximately 0.65 hectares in size and located on the corner where 

Abbeydale Road South (A621) meets Abbey Lane (B6068). The site is 

approximately 5km from the city centre and within an affluent suburban part of 

Sheffield.  

The site is flanked by two main roads and the River Sheaf to the east. The site is 

predominantly surrounded by residential properties, although 110 metres south of 

the site there is Abbeydale Industrial Hamlet. Furthermore, although on the 

opposite side of the river there is a care home, beyond this there is a large golf 

course and Green Belt land. 

The hotel is prominently sited at the northern most tip of the site where the two 

main roads meet. The rectangular site runs south between the river and the road 

and this area comprises of a large apron of tarmac that was ancillary car parking 

accommodation for the hotel.  

The site is relatively flat, as it is so close to the river. Abbey Lane slopes down to 

Abbeydale Road South from both sides. Although Abbeydale Road South is 

relatively flat, this has been engineered and does not follow the natural landscape. 

As a consequence of this, the subject site sits behind a tall retaining stone wall.  

The Victorian properties that sit in between the subject site and Abbeydale 

Industrial Hamlet are sited close up to the road. Although they are two storeys in 

height facing the road, due to the topography of the area they are three storeys in 

height to the rear. The car parking space that is close to these properties has been 

the subject of a previous planning permission for the erection of two 

dwellinghouses. The car parking area is fairly flat with a ramped access sited close 

to the hotel. 

The application seeks permission to erect 12 detached dwelling houses within the 

existing car park and convert and extend the hotel to form a block of 18 

apartments. The apartments would be two bedroomed units whilst the detached 

properties would four and five bedroomed dwellings. The main vehicle access is to 

be taken from Abbeydale Road South, but set slightly further west to distance it 

from the main junction where Abbeydale Road South meets Abbey Lane.  

REPRESENTATIONS 

  

The application has been publicised in accordance with the Council’s Statement of 

Community Involvement. Immediate neighbouring properties have been written to 

regarding the proposal and site notices have been posted at various points around 

the site. 
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Original Submission 

 

As a result of this consultation process, five representations have been received in 

connection with this application. The representations object to the proposal and 

raise the following concerns: 

 

- The proposal raises air quality issues; 

- The proposal is out of keeping with the style and character of the original 

building and the wider area; 

- The physical size and presence of the former hotel building is also 

diminished and this will also affect the historical character of the building and 

the local area; 

- No landscaping should be removed from the site for ecological reasons and 

the visual impact as a result of this; 

- The proposal would overdevelop the site and risks being crowded and 

heavily built up; 

- The proposal would create its own community; 

- It is not clear whether the car parking is adequate and it is thought the 

proposal would cause further congestion, traffic and parking issues; 

- The proposal could impact upon the existing watercourse and obstruct flow 

of the watercourse and surrounding culverts; 

- The proposal will overlook private residential gardens and remove 

landscaping along the shared boundary; 

- The reports are misleading and the flood risk does not mention recent floods; 

 

The above comments are material planning considerations that can be taken into 

account in this planning assessment. Further comments regarding a need for a 

reduction in the speed limit along Abbeydale Road South, and for the proposal to 

bring the original building back into use as a hotel/restaurant cannot be taken into 

account in this assessment as they are outside the Local Planning Authority’s 

remit. 

 

Amended Submission 

 

Following on from the original submission, the drawings have been amended and 

these drawings have subsequently been publicised again. Following on from this 

consultation, one further representation was received raising the following 

comments: 

 

- The earlier comments dated 13/6/2016 are still relevant; 

- The adjustments are minor and the apartment block continues to diminish 

the original building and remain highly unsympathetic to it; 
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- The original building is dwarfed, obscured and essentially lost within this 

proposal 

 

RELEVANT PLANNING HISTORY  

 

The site has been the subject of various planning applications over the last 35 

years and these have included advertisement consents, extensions and alterations 

to the hotel, together with various changes of use of the hotel. Recent applications 

that are most pertinent to this application are: 

 

12/02802/FUL – Erection of two dwellinghouses – Granted Conditionally 

 

12/00686/FUL – Change of use of the hotel annex building from C1 (Hotel) to short 

term occupancy residential accommodation (Sui-generis) – Granted conditionally 

 
11/01775/FUL – Erection of two dwellinghouses – Granted Conditionally 
 
08/02427/FUL – Erection of 14 apartments with basement parking and re-siting of 
access to hotel – Withdrawn 
 
A pre-application enquiry was also submitted to the Local Planning Authority in 
2014. The enquiry sought advice as to whether residential units could be 
acceptable on the site. The advice given to the applicant outlined the main policies 
that would be applicable to a proposal of this size and nature. The comments 
expressed some concerns with the overall principle of the development of the site 
and impressed upon the applicant the need to carry out detailed sequential tests to 
satisfy flood risk policies and the requirements of the Environment Agency. 
 
PLANNING ASSESSMENT  
 
Principle of Development 
 
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. 
 
The proposal involves the re-development of a site that is occupied by a hotel and 
ancillary car parking. The NPPF promotes the use of previously developed land 
and places a strong emphasis on sustainability, with a presumption in favour of 
sustainable development. The principle of a residential scheme on this particular 
site, given the nature and scale of the previous development, is considered to be 
acceptable overall and in light of national planning policies. 
 
Specifically with regard to Housing, the NPPF confirms the Government's key 
objective as being to increase significantly the delivery of new homes. The housing 
delivery should include increasing the supply of housing; delivering a wide choice 
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of high quality homes and opportunities for home ownership; and creating 
sustainable, inclusive and mixed communities. 
 
In addition, the NPPF attaches great importance to the design of the built 
environment. It seeks to ensure planning decisions optimise site potential to 
accommodate development, whilst responding to local character and the identity of 
local surroundings. 
 
Housing Land Availability 
 
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 previously developed site that is preferred to the development of 
greenfield sites both in terms of local and national planning policies. The use of 
brownfield sites are supported by both local and national planning policies. 
 
Unitary Development Plan and Core Strategy 
 
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, providing the overall 
spatial strategy for the SDF over the period 2009 to 2026. 
 
The application is located within a Housing Area under the provisions of the UDP. 
Policy H10 of the UDP states that Housing is the preferred use in this location. 
Therefore, the principle of residential development is acceptable, subject to the 
provisions of policy H14 'Conditions on Development in Housing Areas' (discussed 
below). 
 
Policies CS24 and CS26 of the Core Strategy promote the efficient use of housing 
land, but identify that development will only be acceptable where it is in keeping 
with the character of the surrounding area.  
 
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 30 dwellings of different housing tenures and 
would create a density of approximately 46 dwellings per hectare. This density 
range is acceptable as outlined in policy CS26 for urban areas, provided that the 
character of the area is not adversely affected. The proposal is considered to 
reflect the character of the area and this is discussed further in the report.   
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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 Planning Brief details that financial 
contributions will be required towards the provision of education and open space; 
however these are now covered by CIL. 
 
The site lies within charging zone 5 where the financial contribution is £80 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 
Supplementary Planning Document: CIL and Planning Obligations states that this 
policy relates to all proposals of 15 or more units. It further states that 30% is the 
target contribution for affordable housing provision in the South area of the city. 
 
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 
with the Community Infrastructure Levy (CIL is non-negotiable) would make the 
scheme financially unviable.  
 
As allowed for by the SPD, the applicant requested consideration of the viability of 
the scheme by the District Valuation Office. The District Valuation Office work on 
behalf of the Local Planning Authority, but are independent. They have assessed 
the applicant’s development appraisal and have concluded that the proposal would 
not be financially viable if any affordable housing contributions were made. It 
shows that the proposal would make a 4.7% profit without any affordable housing 
contributions being made and this is significantly below reasonable expectations 
for the scheme. The DVO identified that a developer should reasonably be 
expected to make a profit of 18.5% for a scheme of this nature. 

Accordingly, no affordable housing contribution is required in this instance.  

 

Mixed Communities 
 
In terms of creating mixed communities and different housing tenures, policy CS41 
promotes a mix of housing tenures including homes for larger households, 
especially families. The development proposes a mixture of large family dwellings 
and smaller apartments and this is considered to meet the overall aims of this 
policy. CS41 (a) states that on larger sites, no more than 50% of units should be of 
a single house type. This proposal does not meet the definition of a larger site as it 
has less than 60 units and the proposed mix is therefore considered to be 
acceptable in this case. 
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Sustainability Issues 
 
The proposed development of the site is to be assessed against Core Strategy 
policies CS64, CS65 and CS67. These policies are concerned with the 
sustainability of a proposal and the impact of the proposal on climate change. They 
are in line with the guidance provided in the NPPF. 
 
Policy CS64 of the Core Strategy deals with climate change and the sustainable 
elements of the development’s design. It states that developments should achieve 
a high standard of energy efficiency, make the best use of solar energy, passive 
heating and cooling, natural light and ventilation and minimise the impact on 
existing renewable energy installations.   
 
In this regard, the dwellings have been designed to minimise energy consumption 
through the use of energy efficient boilers and water saving features to toilets and 
showers.   
 
Policy CS65 of the Core Strategy says that all significant development will be 
required to provide a minimum of 10% of their predicted energy needs from 
decentralised and renewable or low carbon energy.  The applicant has confirmed 
that photovoltaic panels will be fixed to the roofs of dwellings in order to provide the 
10% renewable energy requirement.   
 
The site is a reuse of an area and an existing building that has previously been 
built upon and within an existing residential area. The site is located within walking 
distance of existing services, amenities, a train station and bus stops; accordingly 
the site is considered to be in a sustainable location.   
 
The Climate Change Supplementary Planning Document, in Guideline CC1, 
requires developments exceeding 10 dwellings to incorporate a green roof which 
covers at least 80% of the total roof area. However, in this application, the pitched 
roofs of the properties are important features which ensure that the proposal 
respects the character of the surrounding area. Green/ brown roofs are not 
therefore appropriate in this context.  
 
The development complies with the requirements of the above policies and will 
result in the sustainable redevelopment of the site. 
 
Flood Risk and Drainage 
 
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 
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elsewhere and that it is appropriate development 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. The development 
involves the redevelopment of an existing vacant and prominent building which 
forms part of a wider site, and the former hotel building is an integral part of the 
development. Sequentially there are other sites that can accommodate 30 
dwellings within the city that are at less risk of flooding; however, there are no sites 
with the same characteristics as this one that would secure the re-use of a 
prominent character building within a sustainable location. On this basis it is 
considered that the Sequential Test is passed.  
 
Although there are other sites that could accommodate 30 dwellings in an area at 
lower risk of flooding, it is considered that the proposal can satisfy the Exception 
Test criteria outlined in paragraph 102 of the NPPF. 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  

- 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. 

 
This 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 application has been amended and the dwellings have been relocated after 
sequentially evaluating the risk of flood within the site. The amended drawings 
have taken into account the flood risks and sited the dwellings outside of flood 
zone 3, so that the risk of flooding is minimised as far as possible. 
 
It has also been shown that the site will improve the current levels of surface water 
run-off as the scheme will reduce the overall amount of hard surfaced areas within 
the site by approximately 7%. The proposal will be able to reduce the levels of 
surface water run-off from the site compared with the existing situation and provide 
a wider benefit in terms of reducing the risk of flooding elsewhere. Any approval 
should be subject to a condition requesting the reduction of the discharge of 
surface water run-off by 30%.  
 
As required at paragraph 103 of the NPPF, the applicant has shown that the 
development can be resilient from flooding and that any residual risk can be safely 
managed. In accordance with the NPPF, a Flood Risk Assessment has been 
submitted with the application. The site of the housing is within Flood Zone 2, 
which indicates that there is a 1 in 1000 year chance of flooding from the River 
Sheaf. As a result of this, all finished floor levels have been raised 600mm above 
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the forecasted 1 in 100 year flood risk (plus 30 % climate change levels) and it has 
been identified that safe access and escape routes in emergencies are available. 
 
The development would ensure that a sustainably located parcel of housing land is 
redeveloped and a building that is strongly associated with the area is retained. 
The proposal would provide public benefits as the original hotel will be retained and 
reductions in overall surface water run-off will be made. Furthermore, an increase 
in sustainably located housing stock near to local facilities and good transport links 
will be provided and consequently, the proposal is considered to meet the 
requirements of NPPF paragraphs 102 and 103. Subject to conditions, the Lead 
Local Flood Authority is satisfied with the drainage of the site and the proposal 
would be acceptable in terms of policy CS67. 
 
Design 
 
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" states that good design and the use 
of high quality materials will be expected in all new buildings. 
  
Policy H14 "Conditions on Development in Housing Areas" states that new 
development will be permitted provided that new buildings are well designed and in 
scale and character with neighbouring buildings.  This is further echoed in policy 
H15 that relates to the design of new housing developments.  
 
These policies are supported by the NPPF which places great importance on high 
quality developments that are well designed and facilitate sustainable 
development.  
 
It is also noted here that whilst the Council has not adopted the guidelines in the 
South Yorkshire Residential Design Guide, it does acknowledge the document as 
best practice guidance.  
 
The proposed development comprises of the conversion of the existing hotel into 
18 apartments and the erection of 12 detached dwellings. The housing tenures are 
a mix of 1 and 2 bedroomed apartments (18 in total), together with 12 x 4 and 5 
bedroomed detached dwellings. 
 
The hotel has been extended in the past and some of the unsightly extensions to 
the rear of the hotel are to be removed to facilitate the conversion and extensions 
that are proposed. They are not however particularly visible from the road and their 

Page 94



 

loss is not considered to be harmful to the visual amenities of the surrounding area. 
 
The extension to the main hotel has been amended to ensure that the new 
development does not detract from the distinct character and appearance of the 
original hotel. The extension and hotel are both four floors in height; however, as 
the ground levels fall away to the rear of the existing hotel, the overall height of the 
extension is significantly lower than the original building. The hotel faces both 
Abbey Lane and Abbeydale Road South and the extension’s design does not 
challenge the character and appearance of the main elevations of the hotel.  
 
The amended drawings have included a pitched roof above the apartments, details 
such as dormer windows and a similar palette of materials to the original hotel to 
ensure that the design is complementary. The design of the amended proposal is 
grounded to the architectural style of the existing building, but subservient to the 
main elevations of the hotel. The extension is set back significantly from the side 
elevation facing Abbey Lane and it will be set down from the road and behind some 
mature soft landscaping. Furthermore, as the height has been reduced, compared 
to the original proposal, overall it is considered that the design is acceptable in 
terms of scale, built form, siting and detailing.   
 
The dwellings that are proposed are all detached stone built properties. There are 
three house types shown and this provides some variation across the site; this in 
turn reflects the various housing styles within the surrounding area. The layout has 
been amended slightly from the original proposal and the dwellings facing 
Abbeydale Road South have been moved closer to the road to ensure that the 
development addresses the street and does not become disjointed from it. 
 
The layout of the proposed units and the house type designs are considered to be 
acceptable and enable the proposal to relate well to the street. Although the 
houses are taller than the majority of the immediate dwellings, they are set behind 
a tall wall and set lower down than the street. It is not considered that the dwellings 
would appear incongruous within the street and, consequently, they are considered 
to be appropriate in this instance.   
 
The housing stock provided is considered to be of an acceptable standard that is 
laid out and detailed in a way that would respect the overall character and 
appearance of the wider area. It is considered to be in compliance with policies 
BE5, H14, H15 and CS74 and the NPPF. 
 
Amenity 
 
UDP policy S10 states that new schemes should not lead to overdevelopment, 
deprive residents of light, privacy or security and should provide adequate amenity 
space. Policy H14 is also supplemented by an adopted Supplementary Planning 
Guidance on Designing House Extensions which sets out more detailed guidance 
on subjects such as design, overbearing and privacy. Whilst this document relates 
to house extensions, the guidance and in particular separation distances are a 
useful tool in determining the appropriateness of new housing development.   
 
UDP Policy H15 "Design of New Housing Developments" is also relevant and 
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expects the design of new housing developments to provide good quality living 
accommodation. This includes adequate private garden space or communal open 
space to ensure that basic standards of daylight, privacy, security and outlook are 
met. It also expects that walls or fences are provided around rear garden areas 
next to roads, footpaths or other open areas. 
 
Additionally, as with all housing developments, there is a need to ensure that 
development is acceptable in terms of potential nuisances - such as unacceptable 
air pollution, noise or other nuisance or a risk to health and safety. 
 
The properties have been arranged in a way that will provide good quality living 
conditions for the existing occupants, whilst not being detrimental to the living 
conditions of any neighbouring properties.  
 
The properties have been arranged to prevent any significant overbearing issues 
being created between them. Although the new properties on the southwestern 
edge of the site are at right angles to the new row of properties within the site that 
will face Abbeydale Road South, there is approximately 16 metres between them. 
This distance will ensure that a reasonable outlook from the properties facing in 
towards the site is achieved without the neighbouring properties being overbearing.  
 
The properties on the southwestern edge of the site have been set back from the 
southwestern boundary by at least 10 metres so that the rear windows do not 
severely overlook the neighbouring properties along Abbeydale Road South 
(numbers 179 and 181). The properties set along the boundary with the 
neighbouring residents on Abbeydale Road South are set behind an existing high 
boundary wall and would not tower above these properties as the existing car park 
is set slightly lower than these neighbouring properties. The raising of floor levels 
to flood proof the dwellings does not alter this view. The proposed rear gardens 
have been set in from the boundary wall and this will mean that further soft 
landscaping can be conditioned to be planted in between the existing boundary 
wall and the proposed rear boundary of the new dwellings. This will improve the 
relationship between the proposed and existing dwellings and prevent the proposal 
from severely overbearing/ overlooking the neighbouring properties.  This is 
considered to be acceptable and is in line with the Council’s supplementary 
planning guidance. 
 
Although there is a residential home to the rear of the site, this is set on the other 
side of the river. The windows in the apartment block are over 21 metres away 
from this closest building and it is not therefore considered that the proposal would 
be overbearing to this building. As the extension to the hotel is on a corner 
location, it is not considered that it would impact negatively upon the living 
conditions of any neighbouring property. 
 
Each detached dwelling has over 50 square metres of private rear external amenity 
space and the apartments have an area that has been made sufficiently private of 
approximately 181 square metres in size. Given that the housing scheme is also 
set near to the river, a swathe of land is set in front of the dwellings and close to 
the river bank that will also provide a communal open space area. The proposal is 
also close to a large public park (Millhouses) and it is therefore considered that the 
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proposal would provide satisfactory outside living space for all future occupants. 
The amenity spaces provided are considered to be satisfactory and are indicative 
of a scheme that is not an overdevelopment of the site. 
 
In line with the above, it is considered that the proposal would not be harmful to the 
amenities of neighbouring properties and would provide acceptable living 
conditions for the occupiers of the development itself. In these respects the 
proposal would accord with UDP Policy H14 and H15. 
 
Highways 
 
UDP Policy H14 sets out that development will be permitted provided it would 
provide safe access to the highway network and appropriate off-street parking and 
not endanger pedestrians. The proposal would improve the move the existing 
access slightly further to the southwest, which would create a safer ingress and 
egress. 
 
Policy CS53 of the Core Strategy deals with management of travel demand and 
says that good quality public transport and pedestrian routes will be promoted, the 
best use of existing road capacity will be made and maximum car parking 
standards will be applied to manage the provision of private parking spaces. Car 
parking has been provided within the site at 1 or 2 spaces per dwelling. The 
number of spaces is considered to be acceptable and will ensure that 
unacceptable levels of on-street parking do not occur.  
 
The location of the site is close to good public transport links and local facilities. 
Furthermore, with the provision of cycle storage facilities within the site, the 
proposal is considered to promote the use of sustainable modes of transport and is 
a form of sustainable development.    
 
The site was previously used as a hotel and the traffic generation for this use is 
considered to be higher than the proposed residential use. Using TRICs data, it 
has been calculated that the previous use would be likely to generate twice as 
much traffic as the proposed density of housing. The proposal is not considered to 
impede the safe flow of traffic through the site and the wider areas and, it is 
considered that the proposal would not give rise to any severe highways 
implications. Accordingly, the proposal is considered to be compliant with policies 
H14, CS53 and CS55. 
 
Landscape and Ecology 
 
Unitary Development Plan Policy BE6 seeks to ensure that good landscaping 
design is provided in all new developments.  
 
Policy GE11 of the UDP seeks to protect and enhance the natural environment. 
Therefore, the design, siting and landscaping of development should respect and 
promote nature conservation and include measures to reduce any potentially 
harmful effects of development on natural features of value. 
 
 

Page 97



 

The development will increase the amount of soft landscaping within the site and 
remove some of the large hard landscaped areas. Although some existing soft 
landscaping will be lost from the site, including trees along the side boundary to the 
southwest, there are significant areas of soft landscaping, including a space along 
the southwestern boundary that can be conditioned to be used for further soft 
landscaping. The loss of some of the vegetation on the site is not considered to be 
detrimental to the visual amenities of the area and, overall it is considered that the 
proposal would improve the biodiversity on the site and the river bank. Subject to 
conditions requiring further details of the soft landscaping, the proposal is 
considered to be acceptable in this respect. 
 
Air Quality  
 
Policy GE23 "air pollution" of the UDP sets out that development will only be 
permitted where sensitive uses would not be affected by air pollution.   
 
Core Strategy Policy CS66 "Air Quality" is also relevant and stipulates that action 
to protect air quality will be taken in all areas of the city, especially where residents 
in road corridors with high levels of traffic are directly exposed to levels of pollution 
above national targets. 
 
The whole of the City's urban area is designated as an Air Quality Management 
Area (AQMA). This proposal would reduce the amount of potential traffic 
associated with the site. The proposal is significantly below the assumed trip 
generation thresholds to warrant an air quality assessment, however, given that the 
proposal is considered to represent a reduction in the number of trips to the site by 
approximately 50%, the proposal is not considered to give rise to any severe air 
quality concerns.  

 

Public Art 
 
UDP Policy BE12 encourages the provision of public art works in places that can 
be readily seen by the public and as an integral part of the design of major 
developments.  
 
The proposed site has various interesting features, such as the river and the 
original hotel; these are considered to be good opportunities for public art to be 
integrated within the scheme. A condition will be attached to any approval to 
ensure that an element of public art is included in the development.   
 
Land Contamination 
 
The proposal seeks permission to build upon a brownfield site that has previously 
been used as a car park. Accordingly, it is considered necessary to condition any 
approval to investigate the quality of the land beneath the car park and where any 
land contamination is found, ensure that satisfactory remediation works are carried 
out. Subject to such conditions, the proposal is in this respect considered to be 
acceptable. 
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SUMMARY AND RECOMMENDATION 
 
The site is a brownfield parcel of land that currently houses a large hotel that is to 
be extended and converted in to residential accommodation. Weight is given to the 
presumption in favour of sustainable development and the requirement to meet a 5 
year housing supply. The site has been identified as a sustainable location with 
good access to local facilities and good transport links.  
 
The proposal has been laid out in a way that is reflective of the wider area and the 
architectural styles of the dwellings complement the existing built environment. The 
proposal involves a range of different house types that have been designed to 
ensure that the living conditions are of a good standard. The layout and design of 
the properties is considered to enhance and complement the character of the area 
and this is reflected well by the range of dwellings, density levels and the overall 
scale of the proposal. The proposal is in compliance with policies CS24, CS26, 
CS74, BE5, H10, H14 and H15. 
 
The development will provide a reasonable contribution to the supply of housing in 
Sheffield and the housing stock will be of a standard that meets local and national 
planning policies relating to climate change and energy efficiency requirements. 
The proposal will therefore meet requirements of policies CS63, CS64 and CS65. 

The District Valuation Office has assessed the applicant’s development appraisal 
and has concluded that the proposal would not be financially viable if any 
affordable housing contributions were made.  

A Flood Risk Sequential Test and an Exception Test have demonstrated no 
sequentially preferable sites are available, and the scheme can be made flood 
resilient.  

The proposed layout has sought to ensure that the land is efficiently used, but in a 
way that does not compromise existing amenities of neighbouring residents or 
those of future occupants of the site. The site is accessible for both pedestrians 
and vehicles and the layout has incorporated shared road networks that seek to 
harmonise the traditional conflicts between pedestrian access and vehicular 
movements. The proposal provides good levels of off street car parking and the 
proposal is not considered to give rise to any highways issues; consequently, it is 
acceptable in terms of policies H14 and CS53. 
 
It is considered that the applicant has proposed a good quality housing scheme 
that accords with the local and national adopted policies.  
 
It is therefore recommended that the application is approved subject to the listed 
conditions. 
 

Page 99



Page 100

This page is intentionally left blank


