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01744463) Home 526 17
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Sheffield
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SHEFFIELD CITY COUNCIL

Report Of The Head Of Planning
To The NORTH & WEST Planning And Highways Committee
Date Of Meeting: 19/06/2012

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 12/01138/FUL

Application Type Full Planning Application

Proposal Conversion of shop (Class A1) to a two bedroomed
ground floor flat, demolition of front and side
extensions and erection of new front elevation and
boundary wall (as amended plans dated 7 June 2012)

Location Harpams Of High Green
39 Wortley Road
High Green
Sheffield
S354LQ

Date Received 10/04/2012

Team NORTH & WEST

Applicant/Agent Mr P Harpham

Recommendation  Grant Conditionally

Subiject to:

1 The development shall be begun not later than the expiration of three years
from the date of this decision.

In order to comply with the requirements of the Town and Country Planning
Act.

2 The development must be carried out in complete accordance with the
following approved documents:

Plan Nos. 01G and 02G dated 7 June 2012
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unless otherwise authorised in writing by the Local Planning Authority.
In order to define the permission.

Details of all proposed external materials and finishes, including samples
when requested by the Local Planning Authority, shall be submitted to and
approved in writing by the Local Planning Authority before that part of the
development is commenced. Thereafter, the development shall be carried
out in accordance with the approved details.

In order to ensure an appropriate quality of development.

The apartment shall not be occupied unless details of shared private
amenity space have been submitted to and approved in writing by the Local
Planning Authority, and implemented, within the rear garden area of No. 39
Wortley Road. Such provision shall take account of approvals for
apartments in the other two storeys of No. 39 Wortley Road and the
approved amenity space shall thereafter be retained.

In the interests of the amenities of the future occupiers of the building.

The apartment 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.

To ensure satisfactory parking provision in the interests of traffic safety and
the amenities of the locality.

Attention is drawn to the following justifications:

1.

The decision to grant permission and impose any conditions has been taken
having regard to the relevant policies and proposals from the Sheffield
Development Framework and the Unitary Development Plan set out below:

H5 - Flats, Bed-sitters and Shared Housing

H10 - Development in Housing Areas

H14 - Conditions on Development in Housing Areas

BE15 - Areas and Buildings of Special Architectural and Historic Interest
BE17 - Design & Materials in Areas of Special Character or Historic Interest
BE18 - Development in Areas of Special Character

The proposal for a change of use of a ground floor shop to a two bedroom
apartment will result in an extra residential unit, within a building that
currently has residential use on two floors and benefits from approval for
conversion of that unit to two and four apartments, the latter not now
capable of being implemented in the form that was approved. Thus this
proposal could potentially result in up to five apartments being
accommodated in the building, subject to the submission of an acceptable
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amended four apartment scheme. The change of use is acceptable in
principle as the site is within a Housing Policy Area and the design of the
apartment is such that the amenities of occupiers of the apartment and
surrounding housing are not adversely affected. Adequate amenity space
will be provided for up to five apartments.

Improvements to the front of Millcorn House will result from the demolition of
a projecting shop front and the reinstatement of the front elevation of the
building with materials and windows that complement the existing frontage.
The proposal thus accords with Policies H5, H10, H14, BE15, BE17 and
BE18 of the Unitary Development

This explanation is only intended as a summary of the reasons for grant of
planning permission. For further detail on the decision please see the
application report at www.sheffield.gov.uk/planningonline or by calling the
planning officer, contact details are at the top of this notice.

Attention is drawn to the following directives:

1.

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.

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

From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £85 or
£25 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an

application for confirmation of compliance with planning conditions is still
required but there is no fee.
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4. The applicant is advised that the site includes two previous approvals for
apartment development on the site (reference numbers 09/03684/FUL and
10/01249/FUL), and a residential unit already exists on the site. Such units
must be taken into account if this approval for an extra apartment is
implemented, particularly in respect to private amenity space. The applicant
should also be aware that application reference no 09/03684/FUL cannot be
implemented as per the approved plans as the parking provision has been
changed by development approved by application reference no
10/01002/FUL. Thus an amended application would need to be submitted
to amend the approved plans for the four apartment scheme on the site.

Site Location

© Crown copyright and database rights 2011 Ordnance Survey 10018816
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INTRODUCTION

This application is a further application for residential development within 39
Wortley Road to be considered by this Committee. There have been a number of
previous applications relating to this site, which are listed below.

LOCATION AND PROPOSAL

The site consists of a three storey detached stone-clad building fronting Wortley
Road, which is known as Millcorn House. It has a three storey extension in stone
and render to its eastern elevation. As land rises to the south, the building is two
storeys to the rear. Several uses are accommodated within the building. On the
ground floor is a small convenience store with ancillary office space. The upper
two floors contain more offices and residential accommodation. On the rear of the
building is a conservatory and large bay window, which are positioned either side
of the entrance to the residential area. The rear garden is large extending to
approximately 15 metres in depth and relatively level, but set approximately 0.5
metre below the back of the building. In the rear section of the garden is a large
stone clad garage with a pitched roof. Around the garden is a boundary wall/fence
that is approximately 2 metres high.

Access to the rear of the site is via a driveway which rises steeply by approximately
2 metres from Wortley Road, bringing it up to the level of the rear garden. This
access way serves a parking area and the garage built in the rear garden of the
site and provides pedestrian, and in part vehicular, access to a group of two
terraces of cottages to the east of the site at 37-33 and 31-25 Wortley Road.

The surrounding area is predominantly residential in nature with houses at a lower

level to the south and the site is adjacent to the rear garden of 41 Wortley Road to
the west.
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This application seeks to convert the ground floor shop to residential use to create
a self contained two bedroom flat with a combined living/dining and kitchen area.
The existing forward projecting shop front will be demolished and the windows
reinstated on the original elevation of the building. To the side of the demolished
shop front is a former doorway, which will be replaced by a window. A new low
boundary wall and railings are proposed to enclose the cleared shop front area.

RELEVANT PLANNING HISTORY
There is an extensive planning history to this site, which is summarised below:

10/01249/FUL: Alterations to building to form two apartments.
Approved by the Planning Committee of 29 June 2010.
This application relates to the top two floors of the building.

10/01002/FUL: Provision of parking spaces for shop and offices and erection of a
garage to serve apartments.
Approved by the Planning Committee of 29 June 2010.

09/03648/FUL.: Alterations to first and second floors to form 4 apartments and
associated car parking accommodation (Re-submission of 09/01938/FUL, which
was withdrawn)

Approved by the Planning Committee of 24 February 2010

This planning application cannot be implemented as approved as the parking
provision as proposed within this application has been amended by the subsequent
application 10/01002/FUL such that were this application to be implemented, a
revised parking arrangement would need to be agreed by means of a material
amendment application.

09/03600/OUT: Erection of a dwellinghouse (resubmission of application
09/01937/0OUT).
Refused on 3 February 2010.

09/00034/WR; Use of shop as shop with offices (Use Class B1 Business) with
associated car parking accommodation. Appeal upheld 29.09.09 by the Inspector
following the refusal of planning application 08/05994/CHU, by the Area Board of
8th April 2008. The application was refused as it was considered that the use of the
area of car parking (for 8 cars) would result in a loss of privacy to residents of
neighbouring properties, that the access would be hazardous for both vehicles and
pedestrians and the proposal would be out of scale and character with the
surrounding residential area.

09/01938/FUL.: Alterations to first and second floors to form 4 apartments and
associated car parking accommodation.
Withdrawn on 09.09.2009.

09/01937/0OUT: Erection of a dwelling house
Withdrawn on 09.09.2009.
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SUMMARY OF REPRESENTATIONS
One email has been received raising the following concerns about the proposal:

- Development work previously undertaken on the site took place early in the
morning and in the late evening and the access way to the rear of the site
and access to other properties was blocked.

The other issues raised were not planning matters.

Ecclesfield Parish Council noted the above comments and requested that, due to
the previous and contentious planning applications at this property, the application
should be determined by Committee.

PLANNING ASSESSMENT
Policy Issues

The proposal site is located in a Housing Area in the Unitary Development Plan
and, as such, the development is subject to Unitary Development Plan Policies H5
- Flats, Bedsitters and Shared Housing, H10 ‘Development in Housing Areas’ and
H14 ‘Conditions on Development in Housing Areas’. It is also located in a Housing
Area in the Sheffield Development Framework Draft Proposals Map.

Policy H5 sets out that planning permission will be granted for the creation of flats,
bed-sitters and the multiple sharing of houses only if:

- a concentration of these uses would not cause serious nuisance to existing
residents;

- living conditions would be satisfactory for occupants of the accommodation
and their immediate neighbours;

- There would be appropriate of-street car parking for the needs of people
living there.

H10 states that housing is the preferred use in Housing Areas

H14 states that in Housing Areas, new development or change of use will be
permitted provided that:

a) new buildings and extensions are well designed and would be in scale and
character with neighbouring buildings; and

C) the site would not be over-developed or deprive residents of light, privacy or
security, or cause serious loss of existing garden space which would harm
the character of the neighbourhood; and

d) it would provide safe access to the highway network and appropriate off-
street parking and not endanger pedestrians;
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The site is also located in an Area of Special Character and is subject to Unitary

Development Plan Policies BE15 ‘Areas and Buildings of Special Architectural or
Historic Interest’, BE17 ‘Design and Materials in Areas of Special Architectural or
Historic Interest’ and BE18 ‘Development in Areas of Special Character’. These

state the following:

BE15 ‘Buildings and areas of special architectural or historic interest which are an
important part of Sheffield's heritage will be preserved or enhanced. Development
which would harm the character or appearance of Listed Buildings, Conservation
Areas or Areas of Special Character will not be permitted.’

BE17 ‘In Conservation Areas and Areas of Special Character a high standard of
design using traditional materials and a sensitive and flexible approach to layouts
of buildings and roads will be expected for:

a) new buildings, walls, roads and footpaths;

b) alterations and extensions to existing buildings;
and encouraged for:

C) repairs to buildings, walls, roads and footpaths’

BE18 ‘In Areas of Special Character the following will be expected:

a) the submission of planning applications which provide enough
information to enable an assessment to be made of the impact of the
development on the Area; and

b) the retention of buildings, walls, trees, open spaces and other
features that contribute to the character of the Area; and

C) new development which respects the appearance and character of
the Area’

The proposed change of the ground floor shop to residential use to create a two-
bedroom flat is acceptable in principle as it accords with Policy H10 of the Unitary
Development Plan, which identifies housing as the preferred use within a Housing
Policy Area.

It is the case that an increase in the number of residential units within Millcorn
House has already been established by previous planning approvals
09/03638/FUL and 10/01249/FUL for 4 and 2 apartments respectively, in the top
two floors of the building. Both applications are still live and the latter one could be
implemented in tandem with this proposal. The earlier application for four flats
could also be implemented albeit that it would require the submission of an
amended application as the approved parking provision has been superseded by
the later approval for a garage on the site (10/01002/FUL).

Accordingly, it is acknowledged that in addition to the two-bedroom flat proposed
as part of this application, up to 5 apartments could potentially be located in the
building. Given that approval has already been given for four apartments to be
created in the two floors above the shop and given that the proposed ground floor
apartment provides a generous two-bedroom apartment, it is considered that the
building is of such a size that it can adequately accommodate five apartments in
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this case without creating a concentration of uses that would cause serious
nuisance to existing residents, in accordance with Policy H5. The proposal would
thus not be overdevelopment. Other issues such as amenities of residents and
parking are dealt with in other sections of this report below.

The loss of a shop is not considered to contravene Unitary Development Plan
Policies as it is not located within a Local Shopping Area and other convenience
stores are located within close proximity to the site.

It is therefore considered that the proposed change of use of the ground floor to
residential use accords in principle with Policies H5, H10 and H14 of the Unitary
Development Plan.

Design Issues

The main elevation of the proposed apartment fronts on to Wortley Road. There is
currently a shop front, projecting forward of the first and second floor elevations,
which is out of character with the building and will be demolished as part of this
application. Amendments to the front elevation will also create two large windows
with stone cills and heads with surrounding walls of coursed stone to match
existing facing materials. A new entrance door is framed with stone or wooden
surrounds of a design sympathetic with the style of a late Georgian house and set
between the two new windows. The area of the demolished shop front is to be
enclosed by a low boundary wall of coursed stone and railings.

Changes to the front elevation are intended to restore its character to that prior to
the erection of the shop front extension. These changes, including the use of
stonework to match the existing elevation and the new windows, are considered to
enhance the character and appearance of Millcorn House and thus not to
adversely affect its setting or the Area of Special Character. In this respect it
accords with Policies BE5, BE15, BE17, BE18 and H14(a) of the Unitary
Development Plan.

Amenity Issues

Due to changes in levels, the current ground floor to the front of the building is set
below the rear garden area of Millcorn House, which is in line with the rear first
floor level. Thus, the proposed apartment will only have aspects to the highway
and to the access road to the east of the site. However, the new large windows to
the front elevation will provide light into the living/dining area and to bedroom two.
Natural light to the kitchen is provided by a glazed door on the side elevation of the
building. Bedroom one will have two windows - one created by the replacement of
a former doorway and the other an existing window. Overall, it is considered that
the amount of natural light entering the apartment is sufficient.

In terms of privacy for occupants of the apartment, the large front windows are set

back from the highway and the new boundary wall will create defensible space.
This is particularly important as a bus stop is located by Millcorn House.
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As submitted, the proposal included a small area of private amenity space outside
the kitchen door, which also included a bin store. Such a small area was not
considered to be adequate for the size of apartment proposed. An amended plan
has therefore been submitted to indicate that the large garden to the rear of
Millcorn House is to be utilised to provide better facilities for occupiers of all the
apartments. Thus, the rear garden area would also provide amenity space for the
other previously approved apartment schemes, 09/03648/FUL and 10/01249/FUL.
As submitted, these approvals included division of the garden for each apartment
but if this application is to be implemented in conjunction with either of these
approvals, it is intended that the amenity space will be shared and a condition is
proposed to ensure that such shared amenity space is provided.

Overall, it is concluded that a new residential unit in the location proposed will not
result in any overlooking or over dominance of adjoining residential properties as it
is at a lower level and forward of them such that there is no detriment to the
amenity of existing adjoining occupiers.

The above details thus accord with Policy H14 (c) of the Unitary Development
Plan.

Highways Issues

Approval has previously been granted for a garage and parking spaces for 8 cars,
(10/01002/FUL), which has been constructed. Such provision will be adequate to
meet any combination of residential units including the current proposal that may
be implemented such that sufficient off-street car parking and safe access to the
highway network can be provided in accordance with Policy H14.

RESPONSE TO REPRESENTATIONS

The hours of operation when building work takes place can be controlled by
Environmental Health legislation and a directive giving details of hours of operation
will be included in the approval notice. The concern regarding the blocking of a
private access way is not a planning matter.

SUMMARY AND RECOMMENDATION

The proposal for a change of use of a ground floor shop to a two bedroom
apartment will result in an extra residential unit within a building that currently has
residential use on two floors and benefits from approval for the conversion of the
upper floors into either two or four apartments. Thus, this proposal could
potentially result in up to five apartments being accommodated in the building in
total.

The change of use is acceptable in principle as the site is within a Housing Policy
Area where housing is preferred and the design of the apartment is such that the
amenities of occupiers of the apartment and surrounding housing are not adversely
affected. Adequate amenity space and off-street parking will be provided for this
application and up to five apartments overall if required.
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Improvements to the front of Millcorn House will result from the demolition of a
projecting shop front and the reinstatement of the front elevation of the building
with materials and windows that complement the existing frontage. The proposal
thus accords with Policies BE5, H10, H14, BE15, BE17 and BE18 of the Unitary
Development Plan.

It is therefore concluded that the proposed development accords with up-to-date

planning policy and it is therefore recommended that the application be approved
subject to conditions.
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Case Number 12/00695/FUL (Formerly PP-01744463)

Application Type Full Planning Application

Proposal Erection of 2 residential care homes with associated

landscaping works, access, car parking
accommodation and storage facilities (as amended
plans received 22nd and 31st May 2012)

Location Land Between 522 And Wood Hill Grange Care Home

526
Grimesthorpe Road
Sheffield

Date Received 13/03/2012

Team

NORTH & WEST

Applicant/Agent Michael Edgar

Recommendation  Grant Conditionally

Subiject to:

1

The development shall be begun not later than the expiration of three years
from the date of this decision.

In order to comply with the requirements of the Town and Country Planning
Act.

The development must be carried out in complete accordance with the
following approved documents;

370-007-1000 Rev C, 370-007-1001 Rev C, 370-007-1001 Rev B, 370-007-

1003 Rev B 370-007-1004 Rev B, 370-007-1005 Rev B, 370-007-1006 Rev

B, 370-007-1007 Rev B, 370-007-1008 Rev B, 370-007-1012, 370-007-1013
Rev B, 370-007-1014 Rev A and WRD29 and WRD30 received 14th March

2012

370-005-1002 Rev G, 370-005-1004 Rev F, 370-005-1003 Rev G, 370-005-
1005 Rev H, 370-005-1006 Rev F, 370-005-1007 Rev F, 370-005-1008 Rev
F, 370-005-1014 Rev F, 370-005-1009 Rev G, 370-005-1012 Rev F, 370-
005-1013 Rev G received 14th March

WHH133, WHH130, WHH132 received 25th May 2012 and WWH 137a
(Page 1 of 2)received 31st May 2012
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unless otherwise authorised in writing by the Local Planning Authority.
In order to define the permission.

Details of all proposed external materials and finishes, including samples
when requested by the Local Planning Authority, shall be submitted to and
approved in writing by the Local Planning Authority before that part of the
development is commenced. Thereafter, the development shall be carried
out in accordance with the approved details.

In order to ensure an appropriate quality of development.

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

Doors

Entrance Canopy

Details of boundary walls and gates

Thereafter, the works shall be carried out in accordance with the approved
details.

In order to ensure an appropriate quality of development.

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 an alternative
timeframe to be agreed in writing by the Local Planning Authority.

In the interests of the visual amenities of the locality.

Before any development commences on site, full details of the following
shall be submitted to and approved in writing by the Local Planning
Authority and the construction works shall only be progressed in accordance
with the approved details:

(i) A construction method statement;

(ii) Details of any temporary site access for construction traffic;

(iii) The location of any site compound and temporary car parking
arrangements for contactors;

(iv) A map to detail haulage routes for contractors accessing the site, which
should be restricted to Petre Street, Botham Street and Grimesthorpe Road
for all construction related traffic and details of measures to ensure that
construction traffic utilise the above routes only;

(v) Any times when construction works and the movement of construction
traffic will be restricted.
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10

11

12

In the interests of highway safety and the amenities of the locality.

The development shall not be used unless 2.0 metres x 2.0 metres
vehicle/pedestrian intervisibility splays have been provided on both sides of
the means of access such that there is no obstruction to visibility greater
than 600 mm above the level of the adjacent footway and such splays shall
thereafter be retained.

In the interests of the safety of road users.

The gradient of shared pedestrian/vehicular access shall not exceed 1:12
unless otherwise approved by the Local Planning Authority.

In the interests of the safety of road users.

The development shall not be used unless all redundant accesses have
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.

In the interests of highway safety and the amenities of the locality.

Before any work commences on site, a dilapidation survey of the highway
adjoining the site shall be jointly undertaken with the Council, the results of
which shall be submitted to and approved by the Local Planning Authority.
Any deterioration in the condition of the highway attributable to the
construction works shall be rectified in accordance with a scheme of work to
be agreed with the Local Planning Authority prior to the first occupation of
the development or in accordance with an alternative timescale to be
approved.

In the interests of highway safety and the amenities of the locality.

The care homes hereby approved shall not be used unless details have
been submitted to and approved in writing by the Local Planning Authority,
showing how surface water will be prevented from spilling onto the public
highway. Once agreed, the measures shall be put into place prior to the use
of the care homes commencing, and shall thereafter be retained.

In the interests of highway safety and the amenities of the locality.
The care homes 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.
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13

14

15

16

17

To ensure satisfactory parking provision in the interests of traffic safety and
the amenities of the locality.

Before the development is commenced, full details of any reprofiling works
to the rear of the existing highway retaining structure flanking Grimesthorpe
Road shall have been submitted to and approved in writing by the LPA (to
include materials, method of compaction etc). The public highway shall be
supported for the duration of construction works & thereafter. The works
shall be completed only in accordance with the approved details.

In the interests of highway safety and the amenities of the locality.

Notwithstanding the submitted plans, the development shall not be begun
until details have been submitted to and approved in writing by the Local
Planning Authority of arrangements which shall have been entered into
which will secure the construction of a two metre wide footway along the
Grimesthorpe Road frontage of the site, which shall be implemented before
the development is brought into use (including any accommodation works to
existing traffic calming features and highway drainage). The detailed
materials specification shall also have first been approved in writing by the
Local Planning Authority and implemented in accordance with the approved
details thereafter.

In the interests of pedestrian safety.

Notwithstanding the submitted plans, the development shall not be begun
until full details of the recycling and waste management strategy have been
submitted to and approved in writing by the Local Planning Authority, and
they shall thereafter be operated. Any subsequent changes to the strategy
shall first have been approved in writing by the Local Planning Authority.

In the interests of highway safety and the amenities of the locality.

Prior to the development becoming occupied, a car park management
strategy (looking at the allocation of spaces for staff and visitors) shall have
been submitted to and approved in writing by the local Planning Authority
and thereafter operated. Any subsequent changes to the strategy shall first
have been approved in writing by the Local Planning Authority.

In the interests of highway safety and the amenities of the locality.

Prior to being provided, full details shall have been submitted to and
approved in writing by the Local Planning Authority of any gates/barriers to
the basement car park (including location and type of
mechanism/operation). Gates/barriers shall only be approved in accordance
with the above-mentioned approved details

In the interests of highway safety and the amenities of the locality.
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19

20

21

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.

In the interests of the safety of road users.

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

In the interests of delivering sustainable forms of transport, in accordance
with the Transport Policies in the adopted Unitary Development Plan for
Sheffield and PPG13.

No development shall commence until a report has been submitted to and
approved in writing by the Local Planning Authority identifying how the
following will be provided:

A minimum of 10% of the predicted energy needs of the completed
development being 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 or additional energy efficiency
measures shall have been installed before any part of the development is
occupied and a post-installation report shall have been submitted to an
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, unless otherwise agreed in writing by the Local
Planning Authority.

In order to ensure that new development makes energy savings in the
interests of mitigating the effects of climate change, in accordance with
Sheffield Development Framework Core Strategy Policy CS65.

The development hereby approved shall be constructed to achieve a
minimum rating of BREEAM ‘very good’ and before the development is
occupied (or within an alternative timescale to be agreed) the relevant
certification, demonstrating that BREEAM ‘very good’ has been achieved,
shall be submitted to and approved in writing by the Local Planning
Authority.
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In the interests of mitigating the effects of climate change, in accordance
with Sheffield Development Framework Core Strategy Policy CS64.

Attention is drawn to the following justifications:

1. The decision to grant permission and impose any conditions has been taken
having regard to the relevant policies and proposals from the Sheffield
Development Framework and the Unitary Development Plan set out below:

BE5 - Building Design and Siting

BEG6 - Landscape Design

H7 - Mobility Housing

H8 - Housing for People in Need of Care

H10 - Development in Housing Areas

H14 - Conditions on Development in Housing Areas

GE13 - Areas of Natural History Interest and Local Nature Sites
CS25 - Priorities for Releasing Land for New Housing

CS26 - Efficient Use of Housing Land and Accessibility

CS74 - Design Principles

CS64 - Climate Change, Resources and Sustainable Design of
Developments

CS65 - Renewable Energy and Carbon Reduction

Guidance within the National Planning Policy Framework.

The proposed development of two care homes for the elderly on land which
already benefits from extant planning permission for residential development is
considered to represent development of a sufficiently residential character to
ensure that it is appropriate to the Housing Area and will not cause disturbance to
people living there. It is also considered acceptable with regard to its scale, design
and appearance, taking into account the adjoining and existing Wood Hill Grange
development. In all other respects, it is considered that the development complies
with the relevant policies and proposals in the development plan, and would not
give rise to any unacceptable consequences to the environment, community or
other public interests of acknowledged importance.

This explanation is only intended as a summary of the reasons for grant of
planning permission. For further detail on the decision please see the application
report at www.sheffield.gov.uk/planningonline or by calling the Planning Help Line
at (0114) 273 4215.

Attention is drawn to the following directives:

1. It is noted that your planning application involves the construction or
alteration of an access crossing to a highway maintained at public expense.

This planning permission DOES NOT automatically permit the layout or

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

1 Union Street
Sheffield S1 2SH

For access crossing approval you should contact the Highway Development
Control Section of Sheffield City Council on Sheffield (0114) 2736136,
quoting your planning permission reference number.

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

S12SH

For the attention of Mr S Turner
Tel: (0114) 27 34383

The Council is responsible for allocating house numbers and road names to
both new developments and conversions of existing buildings. Developers
must therefore contact the Council’s Street Naming and Numbering Officer
on (0114) 2736127 to obtain official addresses for their properties as soon
as construction works commence.

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.

To ensure that the road and/or footpaths on this development are
constructed in accordance with the approved plans and specifications, the
work will be inspected by representatives of the City Council. An inspection
fee will be payable on commencement of the works. The fee is based on
the rates used by the City Council, under the Advance Payments Code of
the Highways Act 1980.

If you require any further information please contact Mr S A Turner on
Sheffield (0114) 2734383.
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From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £85 or
£25 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an
application for confirmation of compliance with planning conditions is still
required but there is no fee.

The proposed development will have implications for the existing retaining
structure supporting Grimesthorpe Road. You are advised under Section
167 of the Highways Act to contact Mr T Basford, 0114 273 5843, Bridge
Management, Street Force, in order to secure the necessary approvals.

The applicant is advised to contact Mark Simons as soon as possible (SCC

Highways Development Control, 0114 273 6369) to discuss the new footway
provision along Grimesthorpe Road.
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Site Location

© Crown copyright and database rights 2011 Ordnance Survey 10018816

LOCATION AND PROPOSAL

This application relates to a plot of land between 522 Grimethorpe Road and the
Wood Hill Grange Care Home at 526 Grimesthorpe Road. The application site
already benefits from planning permission for the construction of 63 apartments as
part of application 08/01989/REM (Land at 1-63 Wood Hill House Apartments) and
also 11 family dwellings as part of planning permission 08/01999/REM, which in its
entirety, related to the construction of 24 dwellings.

The site is situated on the southern side of Grimesthorpe Road and presently
comprises 0.047 hectares of land that has been cleared pending re-development.
To the east, the site is adjoined by the existing Wood Hill Grange Care Home,
which is also run by the applicant. This care home provides 70 beds and is
specifically designed for people living with dementia.

To Grimesthorpe Road, the building appears as predominantly 3 storey with
additional accommodation within the roof space with the provision of dormer
windows and two front gables. From the rear, the building has the appearance of
an additional floor due to the level difference between the front and rear of the site
and the lower ground parking area. To the rear of the site is an area of grassland
and scrub (known locally as Wood Hill, Smith’s or Smithies Field), which is
relatively level and then drops away steeply to the grassland. To the rear, the site
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has extensive views across the Lower Don Valley and is visible from a wide area.
To the west, the application site is adjoined by land that benefits from planning
permission for the construction of the remaining 13 of 24 dwellings approved in
accordance with 08/01999/REM, which extend to four storeys although these have
yet to be constructed. Opposite the site on Grimesthorpe Road are some
landscaped gardens associated with the flats on Margate Drive, which sit two to
three metres above the level of Grimethorpe Road and also an area of allotments.

This application proposes the construction of two new residential care homes for
the elderly with particular care for those suffering with Alzheimer’s and Dementia.
The applicant has advised that immediately adjacent to Wood Hill Grange, they
propose to construct Wood Hill House, which will accommodate 82 bedrooms and
adjacent to that will be Wood Hill Grange, which will provide a further 84 bedrooms
to create a total provision of 166 bedrooms. Each floor of accommodation is
provided with a Nurses station, two dining and communal lounge rooms, a multi-
use activity room and bathrooms. At the ground floor, there is also an entrance
level reception with a further staff room, laundry room and medical room within the
basement.

The layout of each care home reflects that of Wood Hill Grange such that the
developments provide a consistent building line and boundary treatment to
Grimesthorpe Road, the latter comprising a boundary wall and landscaping to the
front forecourt. The scale of development is also reflective of Wood Hill Grange
with both new care homes extending to four storeys to Grimesthorpe Road with the
top floor of accommodation provided within the roof space utilizing dormer
windows. As per the design of Wood Hill Grange, each of the new care homes
also present front gable features to Grimesthorpe Road. To the rear elevation, the
change in land level enables basement accommodation, thereby giving a five-
storey appearance when viewed over Smiths Field. The treatment of the external
facades has been designed to utilize predominantly red brick with stone heads and
cills to the windows. The main entrance to each care home and the main
circulation space is centrally located within the block and is distinguished with full
height glazing from ground level to just below the ridge level.

Landscaped areas are proposed to the front and rear of the buildings. The
applicants state the landscaping focuses on sensory aspects for Alzheimer’s and
Dementia sufferers in order to enhance their quality of life and provide them with
an interactive amenity space, which is both functional and visually attractive. In
addition, a sensory garden is proposed at roof level.

Car parking for staff and visitors will be available in the underground car park within
each block where 16 car parking spaces are provided. The basement parking is
accessed via a single driveway from Grimesthorpe Road leading to the rear of
each of the care homes in a similar arrangement to that at Wood Hill Grange.

The applicant has advised that the management of the facilities will replicate the

operation at Wood Hill Grange, which is presently fully occupied and over-
subscribed. The visiting hours will generally be 0900-2000 daily.
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The applicant advises that the care homes will provide a specialist facility for
sufferers of Alzheimer’s and Dementia within a well designed and user friendly
care home which offers a high quality of environment for both occupants and
employees.

Finally, it is noted that the application site lies within a Housing Market Renewal
Area.

RELEVANT PLANNING HISTORY

There is an extensive planning history relating to the application site, which forms
part of a wider development site as detailed below:

03/02263/0OUT: Residential Development
Refused: 19th August 2003

This application related to a larger site, of which the application site was a part.
Planning permission was refused on the grounds of loss of open space,
development of land identified as an area of natural history interest, noise from the
industrial units on Petre Street and development of a Greenfield site. No appeal
was lodged against this refusal.

05/03631/0OUT: Residential development relating to land adjacent to 434
Grimesthorpe Road and 05/03624/0OUT: Residential development relating to Land
Between 434 And 652 Grimesthorpe Road (Numbered 476-522 Grimesthorpe
Road).

Refused: 8th November 2005

Allowed on Appeal

05/01319/0OUT: Land adjoining 652 Grimesthorpe Road.
Granted: 24th May 2005

08/01990/REM: Erection of 20 dwellinghouses on land adjacent to 434 to 652
Grimesthorpe Road.
Granted: 18th March 2010

08/01989/REM: Erection of 63 studio apartments on land adjacent to no.434 to 652
Grimesthorpe Road.
Granted: 16th March 2010

08/01999/REM: Erection of 24 dwellinghouses on land Between 434 And 652
Grimesthorpe Road Sheffield (Numbered 476 - 522 Grimesthorpe Road).
Granted: 10th November 2009

09/02110/FUL: Construction of a 70-bedroom residential care home adjoining 652
Grimesthorpe Road.

Granted: 18th March 2010

SUMMARY OF REPRESENTATIONS
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This application was advertised by means of direct neighbour notification. Two
letters of representation have been received from local residents; one provides a
comment and the second objects to the proposed development.

The objector raises the following issues:

. The proposed developments are far taller than the structures that were
originally planned;

. The addition of two extra care homes for the elderly in an area which
already has a lot of care homes, will place a heavy burden on local services,
in particular health services;

. The proposed footprint of the two care homes, plus gardens, seems to be
wider than the area that was originally given outline planning permission;

. On-road parking for the existing care home and the houses built by the
same developer is already causing dangerous traffic problems (accident on
9th March 2012).

The representation that comments on the applications raises the following issues:

. Whether the height of the buildings will exceed any of the buildings already
in place along this stretch of Grimesthorpe Road up to and including the
new houses.

. A major concern about car parking as car parking outside the existing new
care home has already caused problems along this stretch of Grimesthorpe
Road and seems at a dangerous level, blocking half of the entire road and
thereby forcing vehicles into the roadway used by oncoming vehicles. The
residents queries whether on-road parking for these new care homes will be
banned, as it should be for the existing one, and if not how can such an
unsafe risk be justified?

PLANNING ASSESSMENT

This application proposes the construction of two new residential care homes for
the elderly with particular care for those suffering with Alzheimer’s and Dementia.
The applicant has advised that immediately adjacent to Wood Hill Grange, they
propose to construct Wood Hill House, which will accommodate 82 bedrooms and
adjacent to that will be Wood Hill Grange, which will provide a further 84 bedrooms
to create a total provision of 166 bedrooms.

The key issues to consider in the determination of this application include the
following:

i. Principle of development: Policy and Land Use;

ii. Design and appearance of the proposed development;
i Highways

iv. Impact on the amenity of adjoining residential occupiers;
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V. Sustainability.

The Council is also required to consider representations received as a result of the
public consultation exercise.

Policy and Land Use

The National Planning Policy Framework (NPPF) published on 27th March 2012
sets out the Government’s planning policies for England and how these are
expected to be applied.

Paragraph 11 of the NPPF confirms that Section 38(6) of the Planning and
Compulsory Purchase Act 2004 and section 70(2) of the Town and Country
Planning Act 1990 requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise. At Paragraph 12, it is confirmed that the
National Planning Policy Framework does not change the statutory status of the
development plan as the starting point for decision-making. It confirms that
‘proposed development that accords with an up-to-date Local Plan should be
approved, and proposed development that conflicts should be refused unless other
material considerations indicate otherwise’. Accordingly the National Planning
Policy Framework constitutes guidance for local planning authorities and decision-
takers both in drawing up plans and as a material consideration in determining
applications.

Paragraph 14 of the NPPF clarifies that at the heart of the document is a
presumption in favour of sustainable development, which, for decision-making,
means approving development proposals that accord with the development plan
without delay. Paragraph 6 of the NPPF states that the Governments view as to
what constitutes sustainable development is set out in Paragraphs 18-219 of the
NPPF (i.e. taken as a whole) but has economic, social and environmental
dimensions. With regard to the economic role, it relates to contributing to a strong,
responsive and competitive economy by ensuring that ‘sufficient land of the right
type is available in the right paces and at the right times to support growth’. The
social role relates to the need to support ‘strong, vibrant and healthy communities
by providing the supply of housing to meet the needs of present and future
generations and by creating a high quality environment with access local services’.
Finally, the environmental role is to protect and enhance the natural, built and
historic environment, helping to improve biodiversity, use natural resources
prudently, minimise waste and pollution and mitigate and adapt to climate change,
including moving to a local carbon economy.

In this case, the up-to-date development plan includes the Unitary Development
Plan where that has not been superseded by more recent planning guidance and
the Sheffield Development Framework (SDF) documents, including the Core
Strategy (CS).

With regard to land use designation, the Unitary Development Plan Proposals Map

remains up-to-date and in this case, the application site falls predominantly within
land designated as Housing in the adopted Sheffield Unitary Development Plan
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with a small area to the rear of the site designated as Open Space and an area of
Natural History Interest. It is also the case that the National Planning Policy
Framework gives weight to the City Policies and Sites document and the Draft
Proposals Map, which acknowledges the extant planning permissions and
identifies the application site as a housing area with a site specific proposal
(P00014) for housing (Use Class C3) or residential institutions (Use Class C2).

Policy H10 of the Unitary Development Plan advises that within such areas,
housing within Use Class C3 is preferred but a range of other uses including
residential institutions (Use Class C2) as proposed are also acceptable as long as
they are not so large or numerous so as to damage the appearance and residential
character of a Housing Area or cause disturbance to people living there.

In this case, it is acknowledged that the adjoining site is also a Care Home.
However, the predominant land use in the locality is housing within Use Class C3.
Moreover, a residential care home has the characteristics of a residential property
and will not damage the residential character of the area nor cause disturbance to
people living there such that the principle of the development is considered to
accord with Policy H10 of the Unitary Development Plan.

Policy H8 of the Unitary Development Plan advises that New sheltered
accommodation, care homes and nursing homes will be permitted in suitable areas
provided that it would:

(a) Be within easy reach of a shopping centre and public transport; and
(b) Be suitable for people with disabilities; and

(c) Provide a reasonable and attractive area of accessible private open
space or be immediately next to an area of public open space; and

(d) Not involve extensions that would remove essential open space.

In this case, the proposed care home would be adjacent to an existing care home
that demonstrates the appropriateness of the environment and its location within a
Housing Area is deemed suitable. In terms of access to local services and
facilities, it is 1Tkm from the Spital Hill District Centre but only 575 metres from the
Owler Lane local centre with the nearest bus stop only 250 metres away on
Margate Drive. There is also a 10-minute bus service to Hillsborough and the
Northern General Hospital from Ellesmere Road, which is also in close proximity to
the site. It is noted that the proposed care homes will provide specialist care for
residents with Alzheimer’s and Dementia who may not, in any event, access local
services independently but it is the case that the site is within easy reach of a
shopping centre and public transport. It will also be compliant with Building
Regulations and therefore suitable for people with disabilities. With regard to
landscaped space, the application will not remove essential open space and it
proposes landscaped areas to the front and rear of the development as well as a
roof garden, which have been designed specifically for the visual and sensory
needs of the residents. The application is therefore considered to accord with
Policy H8.

(S o)

Policy H13 of the Unitary Development Plan specifically identifies the land at
Grimesthorpe Road as a Housing Site. On such sites, Policy H13 advises that only
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housing (Use Class C3) or open spaces on sites over one hectares (the application
is not in excess of one hectare) will be permitted provided that the development
would occupy only a small area, community facilities will also be acceptable
provided that they would not occupy more than a small proportion of the total
capacity of sites listed within Policy H13. In this case, the application site forms
part of a wider development site for which the remainder has approval for
residential development. Whilst acknowledging that this application will result in
three care homes adjacent to each other, they still occupy less than 50% of the
overall site at Grimesthorpe Road and the majority of other sites listed within Policy
H13 have either been developed for housing, have approval for housing or remain
allocated for housing such that the application is not considered to conflict with
Policy H13.

It is also noted that the site lies within a Housing Market Renewal Area. Within the
SDF Core Strategy, Policy CS25 identifies the ‘Priorities for Releasing Land for
New Housing’ and advises that priority will be given to housing renewal areas in
the Housing Market Renewal Pathfinder area and other housing renewal areas.
The application site lies within the Burngreave and Fir Vale Market Renewal area,
which is also a Market Renewal Pathfinder. Within the Burngreave and Fir Vale
Masterplan, which was published in May 2005, the four key objectives for such
locations are:

- To match the supply of housing to the demand and to increase housing choice;
- To improve housing quality;

- To transform unsuccessful neighbourhoods, and

- To create sustainable communities with a distinctive sense of place

In this case, the applicant maintains that the development proposal is an
opportunity to diversify the accommodation available to the community by changing
the balance of tenure and type of development across the larger site. They advise
that the demand for care home accommodation in this area has surpassed
expectations and, as such, the proposal to drop an element of family housing as
well as the previously approved apartments and replace this with further care
facilities is considered to be an entirely appropriate response to these
circumstances and the economic realities with no means to finance the delivery of
the flats at this time.

It is accepted that the proposed development will provide additional housing choice
within the Burngreave area and will also transform a site that remains
undeveloped. It is evident that the adjoining Wood Hill Grange Care Home is
successfully managed and occupied and that the development of this site for a
residential care home does comply with the aspirations to prioritise development
within Housing Market Renewal Areas as well as meeting the aspirations of the
Masterplan. It is therefore consistent with Policy CS25.

Finally, it is noted that Policy CS26 of the Core Strategy relates to the efficient use
of housing land and sets out a range of possible densities in different locations,
which will meet the balance between efficient use of housing land and accessibility
of sites. In the majority of the urban area outside the City Centre, a design of 30 to
50 dwellings per hectare is advised. In this case, the development of two
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residential care homes on this site equates to a density of 357dwellings per
hectare, which is clearly significantly in excess of the guidance within Policy CS26.
However, it must be acknowledged that this development is within Use Class C2
rather than C3 such that there is a substantial difference between the nature of
accommodation and that experienced in traditional housing. Moreover, Policy
CS26 advises that densities outside these ranges will be allowed where they
achieve good design, reflect the character of an area or protect a sensitive area. In
this case, the site area of Wood Hill Grange, which extends to 1,960m2 and
accommodates 70 bed spaces results in a similar density of 357dph such that the
density proposed is consistent with the character of the adjoining development and
is appropriate in this case such that the application is not considered contrary to
Policy CS26 to warrant a refusal on these grounds.

As advised above, the application site also includes a small area designated for
open space within the Unitary Development Plan that is also designated as an
Area of Natural History Interest to the rear of the site. However,clearly, the site
already benefits from a residential consent for a block of apartments and houses
such that the principle of the loss of open space has already been established by
the extant permissions and there is therefore no need in this instance to re-
evaluate the proposal on this basis. Moreover, within the City Policies and Sites
document and the Draft Proposals Map, which are afforded some weight by the
National Planning Policy Framework, they acknowledge the extant planning
permissions and identify the application site as a housing area with a site specific
proposal (P00014) for housing (Use Class C3) or residential institutions (Use Class
C2) such that the proposal is in accordance with up-to-date planning guidance
within the SDF City Policies and Site.

Policy GE13 of the Unitary Development Plan seeks to ensure that development
affecting Areas of Natural History Interest should be sited and designed to protect
and enhance such areas. This application has the same characteristics as the
adjacent Wood Hill Grange care home, which has been developed without
detriment to the adjacent Area of Natural History Interest. Indeed, the proposed
development will result in the completion of a currently vacant site that it will
enhance the outlook from the area of open space such that it will be protected and
enhanced in accordance with Policy G13.

Overall, a residential care home within Use Class C2 is considered to have a
sufficiently residential character to ensure that it is appropriate to the Housing Area
and will not cause disturbance to people living there, in accordance with Policy H10
of the Unitary Development Plan. It is also within easy reach of shopping facilities
and public transport and will be suitable for people with disabilities such that it is a
suitable area for a care home in accordance with Policy H8 of the Unitary
Development Plan. It will not conflict with the requirement that the housing sites
identified within Policy H13 shall be developed predominantly for housing on the
grounds that on this site alone, the care homes will form less than 50% of the
overall site area. Significantly, the proposed care home will result in development
within a Housing Market Renewal Area, which is the priority for the release of land
in accordance with Policy CS25 of the SDF Core Strategy whilst the provision of
the care facilities will provide additional housing choice within the Burngreave area
and will also transform a site that remains undeveloped to contribute towards the
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aspirations of the Burngreave and Fir Vale Masterplan. Whilst the density of
development is significantly in excess of the 30-50 dwellings per hectare identified
in Policy CS26 of the SDF Core Strategy, this is the consequence of the nature of
the development, comprising individual bedrooms and the density is equivalent to
the adjoining development such that it reflects the character of the area in
accordance with Policy CS26. With regard to the small part of the site that is
designated within the Unitary Development Plan as open space, the loss of this
area has already been established by the extant permissions. Moreover, the City
Policies and Sites document and the Draft Proposals Map, which is afforded some
weight by the National Planning Policy Framework, acknowledges these extant
permissions and identifies the application site as a housing area with a site specific
proposal (P00014) for housing (Use Class C3) or residential institutions (Use Class
C2) such that the proposal is in accordance with up-to-date planning guidance
within the SDF City Policies and Site.

Finally, it is considered that the proposed development will result in the completion
of a currently vacant site such that it will enhance the outlook from the area of open
space and area of Natural History Interest in accordance with Policy G13 of the
Unitary Development Plan. In conclusion, the development is therefore considered
to accord with relevant up-to-date policies such that it is acceptable in principle.

Design

The new National Planning Policy Framework (NPPF) confirms at Paragraph 56
that the Government attaches great importance to the design of the built
environment and that good design is a key aspect of sustainable development, is
indivisible from good planning and should contribute positively to making places
better for people.

Within the Unitary Development Plan, Policy H14 relates to development in
Housing Areas and advises at Policy H14 (a) that new buildings and extensions
must be well designed and in scale and character with neighbouring buildings. In
addition, Policy BE5 of the Unitary Development Plan relates to building design
and siting and advises that good design and the use of good quality materials will
be expected in all new developments whilst Policy CS74 of the SDF Core Strategy
advises that high-quality development will be expected, which would respect, take
advantage of and enhance the distinctive features of the city, its districts and
neighbourhoods.

In this case, the scale and form of the proposed development has been strongly
influenced by the adjoining Care Home at Wood Hill Grange and has largely been
designed to replicate the appearance of that building, which was approved in
accordance with 09/02110/FUL.

With regard to layout, the position of the buildings within the site are designed to be
consistent with the adjacent Wood Hill Grange such that both care homes are set
back approximately 10.7 metres from the back edge of pavement and each extend
to a building depth of approximately 16.3 metres. In comparison, the previously
approved apartments on part of the application site (adjacent to Wood Hill Grange)
were set back 9.4 metres from the back edge of pavement and extended to a
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depth of 16.4 metres such that the layout of the proposed care homes is consistent
with the adjoining development and the previous approval for 63 studio apartments
in accordance with 08/01989/REM. It is acknowledged that the care homes are
positioned on land for which consent has previously been granted for 11 residential
units as part of a development of 24 units in accordance with 08/01999/REM,
which were also positioned 9.4 metres from the back edge of pavement but
extended to a depth of approximately 9 metres such that the care home scheme
does result in a deeper footprint. However, this is to the rear of the site overlooking
Smiths Field to the rear, where there are no residential properties such that the
additional depth is not visible to the streetscene and will therefore have no undue
impact.

The scale of development has also been determined by existing development and
the scale of previously approved schemes. Each care home proposed as part of
this application extends to three storeys fronting Grimesthorpe Road with additional
accommodation within the roofspace. As a result, the scale of development
extends to 8 metres to the eaves and a predominant height of 12.9 metres to the
ridge level. The adjacent development at Wood Hill Grange extends to 8 metres to
eaves and a predominant ridge level of 12.4 metres. The housing approved as
part of 08/01999/REM, which will adjoin the site to the west, extends to a ridge
height of 7.6 metres and a predominant ridge height of 10.2 metres. Accordingly,
the care homes proposed as part of this application are marginally higher than the
existing care home and the adjacent future residential development. However, the
proposed development faces onto allotments to the north/north-east and Smithies
Field to the south such that there will be no overlooking as a result of the scale of
development. Moreover, the increase in height in relation to Wood Hill Grange
extends to only 0.5 metres and will provide some variation in roofline along the
street that will not be unduly noticeable or over-bearing. Indeed, this development
sits within the central part of the development site in its entirety such that it is not
unreasonable for the scale of development to moderately step up within the centre
of the site but to then step down adjacent to the existing built form. As such, the
scale of development is not considered to have any undue impact to warrant a
refusal of the scheme on these grounds.

Architecturally, the care homes have been designed to replicate the appearance of
Wood Hill Grange albeit that the scheme has been the subject of some
amendment in the course of the application to simplify the design and improve the
relationship to Wood Hill Grange. However, it sits appropriately with Wood Hill
Grange in terms of the fenestration treatment, the use of a ground floor plinth
utilising an alternative material to the upper floors and the introduction of two main
front gables. These gables project 430mm from the main building line and 215mm
from the walls immediately beside the gables to provide some visual relief to the
elevations. With specific regard to materials, Wood Hill Grange is constructed in
stone to the ground floor with red brick to the upper floors and a cream render to
the front gables. The application scheme has been modified in the course of the
application to remove render from the proposal and to simplify the materials palette
to result in walling stone to the ground floor with red brick to the upper floors
including the gables. The lintels and cills to the windows will also be detailed with
artstone and will include a 75cm window reveal to provide some depth to the
window treatment. In addition, each block is separated centrally by a fully glazed
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central core, which is intended to distinguish the main entrance and central
circulation space to provide legibility within the streetscene but also serves to
reduce the overall building mass. The rear elevation proposes similar detailing
with the exception that the windows are full height to maximize the views of the
City for residents. Within the streetscene, it is also noted that a strong boundary
treatment is proposed consistent with that established at Wood Hill Grange to
comprise a main boundary wall with an additional planting buffer to the front of that
adjacent to the highway to provide a green buffer to the street.

Overall, it is considered that the development of Wood Hill Grange adjacent to the
application site has set the form for the development of the application site and
given the consistency of the proposed care homes with Wood Hill Grange in terms
of their scale, form and architectural appearance the proposal cannot be
determined unacceptable within the streetscene. Indeed, they will result in a
coherent streetscene with the use of materials that are appropriate and of a
sufficiently high quality. On this basis, the proposed development is considered to
be in scale and character with neighbouring buildings and takes advantage of the
distinctive features the neighbourhood. It is therefore considered to accord with
Policy H14a and Policy BE5 of the Unitary Development Plan and Policy CS74 of
the SDF Core Strategy.

Highways

Policy H14 (d) of the Unitary Development Plan advises that within Housing Areas,
new development must provide safe access to the highway network and
appropriate off-street parking and not endanger pedestrians. In this case, the
applicant is providing 16 car parking spaces within each care home primarily for
the use of staff. They advise that there is no resident vehicle ownership due to the
nature of the residents and they also advise that whilst they employ a significant
number of staff, the majority do not drive such that the car park at Wood Hill
Grange has never had more than 10 cars in it at any one time such that in the
experience of the operators, the proposed level of car parking will be sufficient.

In addition, the applicant has advised that the site is accessible to public transport
with the following main services available to provide access to Sheffield City
Centre and other main districts including Meadowhall, Hemsworth, Wincobank and
Hillsborough. The regular services available from stops within close proximity to
the site are:

* Service No. 20 — Hillsborough to Hemsworth (Via Southey Green, Sheffield,
Heeley, Norton Lees)

* Service No. 20A — Hillsborough to Hemsworth (Via Southey Green, Sheffield
Heeley, Woodseats). In conjunction with service No. 20, these services run every
10 minutes to Sheffield City Centre.

* Service no. 36 — Longley Clock Tower to Sheffield City Centre (via Fir Vale

Northern General Hospital, Wincobank, Meadowhall Interchange,
Burngreave and Kelham Island). This serve runs ever half-hour.
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* Service no. 5 — Firth Park to Sheffield City Centre (via Grimesthorpe, Elesmere,
Burngreave, Wicker, Castle Market and Arundel Gate). This service runs
every hour.

It is noted that the consultation responses raise concerns with regard to on-street
car parking and make reference to a road accident on 5th March 2012. In
response, the Council’s Highways Officer has advised that based upon the
experience at Wood Hill Grange, which has been visited by the Officer, the level of
provision within the proposed care homes, which exceeds that at Wood Hill Grange
is considered acceptable, particularly given that the residents are not car owners
and the car parking is available for staff and visitors.

With regard to the traffic accident, data in relation to this specific accident is
presently unavailable but the Council’s Highways Officer advises that
Grimesthorpe Road has been traffic calmed such that there is no reason to
conclude that the proposed development would compromise road safety even if a
level of on-street car parking continues. Furthermore, given the accessibility to the
site to public transport, it is considered to be sustainably located such that it is
concluded that the development does provide safe access to the highway network
and appropriate off-street parking and will not endanger pedestrians and is
therefore in accordance with Policy H14 (d) of the Unitary Development Plan.

Amenity

Policy H14(c) of the Unitary Development Plan advises that within Housing Areas,
new development must not be over-developed or deprive residents of light, privacy
or security. In this instance, the site overlooks Smiths Field to the rear, where
there are no residential properties and Grimesthorpe Road to the front, with the
allotments directly opposite the site and the gardens that serve the flats at Margate
Drive. Indeed, Margate Drive is set back from the road and at a higher level such
that the proposed development is not considered to impact upon the amenity of
existing residential occupiers and is therefore in accordance with Policy H14(c).

It is acknowledged that there may be a detrimental impact on the amenity of the
proposed housing unit that forms part of 08/01999/REM as the proposed
development is deeper than the dwellings previously approved. However, this
scheme has yet to be implemented and may yet be subject to further alteration if
the scheme is to be commenced such that it is not considered to warrant the
refusal of this application.

Landscaping

Policy BE6 of the Unitary Development Plan advises that good landscape design
will be required in all new developments. It states that applications for planning
permission should include a suitable landscape scheme that provides relevant
information (a), provides an interesting and attractive environment (b), integrates
existing landscape features into the development, including mature trees, hedges
and water features (c) and promotes nature conservation (d).
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In this case, the applicant has submitted a landscape Masterplan, which indicates
that the proposed development concentrates on the provision of landscaping in the
context of the sensory garden features at the rear of the building and on the roof
terrace to each care home although further greening and planting of the space in
front of the care homes will be provided to break up the built frontage and provide
an attractive setting to the streetscene. The Council’s Landscape Officer has
advised that the planting designs are broadly acceptable in principle although more
varied planting to the roof terrace is recommended. Overall, however, subject to a
condition to require the implementation of the submitted landscape scheme, the
proposed development is considered to comply with the objections of Policy BE6 to
achieve good landscape design.

It is advised that there is a group Tree Preservation Order to the south of the
application site and protection of this group of trees was raised in pre-application
discussions. In response, the applicant has confirmed and indicated on a plan that
no built footprint is proposed within that TPO area.

Indeed, the area of protected trees is at a substantially lower level of land than the
proposed care homes, being at the bottom of the slope towards Smiths Field.

Sustainability

Policy CS64 of the Core Strategy relates to climate change, resources and
sustainable design of developments and advises that all new buildings and
conversions of existing buildings must be designed to reduce emissions of
greenhouse gases and function in a changing climate. They must also be
designed to use resources sustainably. The supporting text to CS64 advises that
to satisfy the policy, all new non-residential developments over 500 square metres
should achieve a BREEAM rating of very good (or equivalent). The applicant has
confirmed in writing that the building is, in any event, being designed to meet the
BREEAM Very Good rating as a minimum with an aspiration towards ‘Excellent’,
which will be secured by means of a planning condition. The development is
therefore in accordance with Policy CS64.

Policy CS65 of the Core Strategy, which relates to renewable energy and carbon
reduction, applies to both new buildings and conversions and requires all
significant developments to secure the following, unless it can be shown not to be
feasible or viable:

(i) Provide a minimum of 10% of the predicted energy needs from
decentralised and renewable or low carbon energy AND (ii) generate further
renewable or low carbon energy or incorporate design measures sufficient
to reduce the development's overall predicted carbon dioxide emissions by
20%. This would include the decentralised and renewable or low carbon
energy required to satisfy (i).

Part (ii) of Policy CS65 has been omitted as a requirement in the current
economic climate and in light of changes to Building Regulations. However,
the requirement to provide a minimum of 10% of the predicted energy needs
from decentralised and renewable or low carbon energy unless feasible or
viable remains
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In this case, the applicant has advised that they are actually striving to meet
Passivhaus standards for their care home. The aim of the Passivhaus Standard is
to dramatically reduce the requirement for space heating and cooling, whilst also
creating excellent indoor comfort levels. This is primarily achieved by adopting a
fabric first approach to the design, specifying high levels of insulation to the thermal
envelope with exceptional levels of airtightness and the use of whole house
mechanical ventilation. The applicant has also confirmed by letter dated
04.05.2012 that they will achieve in excess of 10% of on-site energy generation
from renewable sources through the use of ground source heat pumps for space
and water heating and solar panels to supplement solar hot water such that the
application is also in compliance with Policy CS65 and this will be confirmed by
condition.

Access

Policy H7 of the Unitary Development Plan states that all new housing shall
provide a proportion to be constructed to allow conversion for use by people with
disabilities. In this case, the applicant has advised within the Design and Access
Statement that this is a residential care home for the elderly, the majority of whom
have some form of dementia or confusion and the building has been designed with
this in mind such that the building will be entirely accessible in accordance with
Building Regulations and will provide level access throughout. It also includes the
provision of suitable accessible parking commensurate with that existing at Wood
Hill Grange, based upon the applicant’s experience of operating that site. Itis
therefore considered to be sufficiently in compliance with Policy H7.

RESPONSE TO REPRESENTATIONS
In response to the objections raised, the following is advised:

(i) The proposed developments are far taller than the structures that were
originally planned; This application lies on a site for which planning
permission was previously granted for 63 apartments in accordance with
08/01989/REM, which extended to 5 storeys (including the top floor within
the roofspace) such that this development is not taller than the structures
originally planned on this part of the site and is broadly consistent with the
scale of the adjacent development. It is the case that the care homes
proposed as part of this application are marginally higher than the previously
approved residential development, part of which will adjoin the site in the
future (08/01999/REM) but these dwellings also extended to four stories and
as noted above, there is no residential development either in front of or to
the rear of the Wood Hill Lodge, which effectively replaces the 11
dwellingshouses approved under 08/01999/REM such that there is no over-
looking, over-dominance or undue loss of privacy as a result of the
proposed development as noted above.

(i) The addition of two extra care homes for the elderly in an area which

already has a lot of care homes, will place a heavy burden on local services,
in particular health services; The impact on local services is not a direct
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planning issues but it is noted within the Design and Access Statement that
20% of the population within Burngreave area are of retirement age and the
proposed development will enable the local community to remain in that
area should they need care and wish to do so. They also advise that Wood
Hill Grange is over-subscribed, which is evidence of the demand.

(iii) The proposed footprint of the two care homes, plus gardens, seems to
be wider than the area that was originally given outline planning permission;
as noted in the report above, the previously approved apartments extended
to a depth of 16.4 metres such that the layout of the proposed care homes is
consistent with the adjoining development and the previous approval for 63
studio apartments. The 11 residential units extended to a depth of
approximately 9 metres such that the care home scheme does result in a
deeper footprint on part of the site; however, this is to the rear of the site
overlooking Smiths Field where there are no residential properties such that
the additional depth is not visible to the streetscene and will have no undue
impact.

(iv) On-road parking for the existing care home and the houses built by the
same developer is already causing dangerous traffic: this is fully addressed
in the report above.

(v) Query whether the height of the buildings will exceed any of the buildings
already in place along this stretch of Grimesthorpe Road up to and including
the new houses: this is addressed fully in the report above.

(vi) The residents queries whether on-road parking for these new care
homes will be banned, as it should be for the existing one, and if not how
can such an unsafe risk be justified? This is addressed fully in the report
above.

SUMMARY AND RECOMMENDATION

This application proposes the construction of two new residential care homes for
the elderly with particular care for those suffering with Alzheimer’s and Dementia.
The applicant has advised that immediately adjacent to Wood Hill Grange, they
propose to construct Wood Hill House, which will accommodate 82 bedrooms and
adjacent to that will be Wood Hill Grange, which will provide a further 84 bedrooms
to create a total provision of 166 bedrooms.

Within the Adopted Unitary Development Plan, the majority of the site is allocated
as a Housing Area and it is determined that a residential care home within Use
Class C2 has a sufficiently residential character to ensure that it is appropriate to
the Housing Area and will not cause disturbance to people living there such that it
is in accordance with Policy H10 of the Unitary Development Plan. It is also within
easy reach of shopping facilities and public transport and will be suitable for people
with disabilities such that it is a suitable area for a care home in accordance with
Policy H8 of the Unitary Development Plan. It will not conflict with the requirement
that the housing sites identified within Policy H13 shall be developed predominantly
for housing on the grounds that on this site alone, the care homes will form less
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than 50% of the overall site area. Significantly, the proposed care home will result
in development within a Housing Market Renewal Area, which is the priority for the
release of land in accordance with Policy CS25 of the SDF Core Strategy whilst the
provision of the care facilities will provide additional housing choice within the
Burngreave area and will also transform a site that remains undeveloped to
contribute towards the aspirations of the Burngreave and Fir Vale Masterplan.
Whilst the density of development is significantly in excess of the 30-50 dwellings
per hectare identified in Policy CS26 of the SDF Core Strategy, this is the
consequence of the nature of the development, comprising individual bedrooms
and the density is equivalent to the adjoining development such that it reflects the
character of the area in accordance with Policy CS26. With regard to the small
part of the site that is designated within the Unitary Development Plan as open
space, the loss of this area has already been established by the extant
permissions. Moreover, the City Policies and Sites document and the Draft
Proposals Map, which is afforded some weight by the National Planning Policy
Framework, identifies the application site as a housing area with a site specific
proposal (P00014) for housing (Use Class C3) or residential institutions (Use Class
C2) such that the proposal is in accordance with up-to-date planning guidance
within the SDF City Policies and Site. Finally, it is considered that the proposed
development will result in the completion of a currently vacant site such that it will
enhance the outlook from the area of open space and Natural History Interest to
the rear in accordance with Policy G13 of the Unitary Development Plan.

With regard to design, the development of Wood Hill Grange adjacent to the
application site has set the form for the development of the application site and
given the consistency of the proposed care homes with Wood Hill Grange in terms
of their scale, form and architectural appearance the proposal cannot be
determined unacceptable within the streetscene. It is therefore considered to
accord with Policy H14a and Policy BE5 of the Unitary Development Plan and
Policy CS74 of the SDF Core Strategy.

In terms of the impact of development on the amenity of adjoining occupiers, it is
concluded that the site overlooks Smiths Field to the rear, where there are no
residential properties and Grimesthorpe Road to the front, with the allotments
directly opposite the site and the gardens that serve the flats at Margate Drive.
Indeed, Margate Drive is set back from the road and at a higher level such that the
proposed development is not considered to impact on the amenity of existing
residential occupiers and is therefore in accordance with Policy H14(c). Whilst
there may be some detrimental impact on the amenity of the proposed housing unit
that forms part of 08/01999/REM, this scheme has yet to be implemented and may
yet be subject to further alteration if the scheme is to be commenced such that it is
not considered to warrant the refusal of this application.

With regard to landscaping, the planting designs are considered to be broadly
acceptable to comply with the objectives of Policy BE6 of the Unitary Development
Plan and it is confirmed that no built footprint is proposed within theTPO area to the
south of the application site such that they are protected.

Finally, as detailed in the report above, the scheme is aiming for a BREEAM rating
of ‘Excellent’ and will certainly achieve the BREEAM Very Good rating as a
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minimum in accordance with Policy CS64 and will achieve in excess of 10% of on-
site energy generation from renewable sources through the use of ground source
heat pumps for space and water heating and solar panels to supplement solar hot
water such that the application is also in compliance with Policy CS65 of the SDF
Core Strategy. It is also sufficiently accessible in accordance with Policy H7 of the
Unitary Development Plan.

In conclusion, in accordance with the NPPF, which confirms that proposed
development that accords with an up-to-date Local Plan should be approved, on
the basis that the proposed development is considered to accord with relevant up-
to-date policies as set out in the report above, the application is recommended for
approval subject to conditions.
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