SHEFFIELD CITY COUNCIL

Report Of The Head Of Planning
To the West and North Planning and Highways Committee
Date Of Meeting: 12/02/2013

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 12/03876/FUL
Application Type Full Planning Application
Proposal Use of first and second floors as two houses in multiple
occupation (HIMOs) including alterations to door and
window openings (Re-submission of 12/01676/FUL)
Location Stocksbridge Furnishing
610 - 614 Manchester Road
Stocksbridge
Sheffield
S36 1DY
Date Received 04/12/2012
Team West and North
Applicant/Agent Andrew Bailey Architects
Recommendation  Grant Conditionally

Subject 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:
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Drawing No. 01D (Proposed Site Plan)
Drawing No. 02C (Plan and Section)
Drawing No. 03D (Plans)

Drawing No. 04 (Elevations)

Drawing No. 05D (Proposed Elevations)

received on the 4 December 2012 from Andrew Bailey Architect,

unless otherwise authorised in writing by the Local Planning Authority.
In order to define the permission.

The development shall not be used unless the car parking accommodation
as indicated on the approved plans has been provided in accordance with
those plans (constructed and surfaced to the satisfaction of the Local
Planning Authority) and thereafter retained/maintained for the sole purpose
intended.

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

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 a basic scheme of
repair/filling potholes on the roads adjoining the site before the development
is brought into use. The detailed specification shall first have been approved
in writing by the Local Planning Authority.

In the interests of pedestrian safety and the interests of the safety of road
users.

The development shall not be occupied unless sound insulation measures
have been implemented in the area of the building that adjoins No. 616
Manchester Road (Bedroom 2 -First floor HMO and the Kitchen/Dining
Room - Second floor HMO), details of which shall have been submitted to
and approved in writing by the Local Planning Authority prior to installation.
Thereafter the approved sound insulation measures shall be retained.

In the interests of protecting the residential amenity of the occupants of No.
616 Manchester Road from potential noise ‘break out’ resulting from the two
upper floor HMOs.

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.

In the interests of the visual amenities of the locality.
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7 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.
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:

IB6 - Development in Fringe Industry and Business Areas

IB9 - Conditions on Development in Industry and Business Areas

IB11 - Housing & Residential Institutions in Industry & Business Areas
BES5 - Building Design and Siting

H5 - Flats, Bed-sitters and Shared Housing

CS41 Creating Mixed Communities

The application is the re-submission of a recent planning application that was
refused at the West and North Planning and Highways Committee in August 2012.
This previous application sought full planning permission to change the use of
three of the building’s floors into 3 separate HMOs to provide accommodation for
17 persons. It was refused on two grounds, firstly, that the development would be
an over-intensive use of the building leading to an increase in noise and
disturbance to the detriment of neighbouring properties, and secondly, that the
proposed lower ground floor accommodation would provide inadequate living
conditions for the future occupiers due to the lack of sufficient daylight and limited
outlook.

Policy I1B6 of the UDP lists Housing (Use Class C3) as an acceptable use in a
Fringe Industry and Business Areas. The building is not within the area where
Article 4 Direction controls the concentration of HMOs. The principle of converting
two of the building’s floors into two separate HMOs should therefore be viewed
acceptable.

The development is also considered to be acceptable from a highway perspective
with the level of parking likely to be sufficient to meet the future needs of the HMOs
future residents. On site provision would be provided for two vehicles with overspill
parking located to the rear of the site.

It is acknowledged that the development is likely to increase noise levels and
general activities within the immediate area. However, it is not considered that this
would be so significant that it would be harmful to the residential amenity of
neighbouring properties. The scheme has been amended with the omission of the
lower ground floor HMO and the external staircase; both elements are considered
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to satisfactorily overcome the concerns raised by Members with regard the over-
intensification of the building and noise and disturbance issues.

Conditions have been attached that would secure sound proofing between the side
boundary wall of the building and No. 616 Manchester Road, highway
improvement works and the submission of all external works including hard and
soft landscaping.

The Local Planning Authority has worked with the applicant in a positive and
proactive manner based on seeking solutions to problems arising in relation to
dealing with a planning application.

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. 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. 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.

3. By law, this development requires the allocation of official, registered
address(es) by the Council’s Street Naming and Numbering Officer. Please
refer to the Street Naming and Numbering Guidelines and application forms
on the Council website. For further help and advice please ring 0114
2736127 or email snn@sheffield.gov.uk. Please be aware that failure to
apply for addresses at the commencement of the works will result in the
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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.

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 £97 or
£28 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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Site Location

© Crown copyright and database rights 2011 Ordnance Survey 10018816
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BACKGROUND

The application relates to a retail premises in Stocksbridge. The property is
situated on the northern side of Manchester Road and is occupied by Crofton
Carpets.

Members will recall that a planning application to change the use of the building’s
lower ground, first and second floors from retail (A1) into 3 HMOS (Houses of
Multiple Occupancy) was refused at the West and North Planning and Highways
Committee in August 2012. This previous application involved utilising three of the
building’s floors to provide accommodation for 17 persons (2 with 6 bedrooms and
1 with 5 bedrooms). The external works to the property included the addition of 4
new window openings, the erection of an external staircase, rooflights and the
opening up of two original lower ground floor openings that would create ‘light
wells’ to the building’s lower ground floor rooms.

At the planning committee, it was considered by Members that the proposal to
change the building into three HMOs would lead to unacceptable noise and
disturbance to the detriment of neighbouring properties owing to the use of the
external staircase to access the two upper floor HMOs, and secondly, that the
future living conditions of residents occupying the lower ground floor HMO would
be unacceptable owing to insufficient light to habitable rooms.

For clarity, the full reasons are set out below:

(i) The Council considers that the use of the building for a mix of a retail shop
and three dwelling units providing accommodation for 17 people would be
an over-intensive use of the building leading to an increase in noise and
disturbance to the adjoining residential property and to the occupiers of
houses on Pearson Street and Bessemer Terrace.

(i) The Council consider that the proposed lower ground floor accommodation
would provide inadequate living conditions for the occupiers due to the lack
of sufficient daylight into the accommodation and limited outlook from the
lower ground floor accommodation and so would be contrary to Unitary
Development Plan Policy IB11.

LOCATION AND PROPOSAL

The application relates to an established retail premises (A1) in Stocksbridge. The
building is situated on the corner of Manchester Road and Pearson Street and is
identified in the UDP as being within a Fringe Industry and Business Area. The
Draft SDF identifies the site as a Flexible Use Area. In these areas, housing (C3)
is set out as an acceptable use with HMOs (C4), a use that would be considered
on its individual merits.
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The building is occupied by a carpet retailer (Crofton Carpets) with accommodation
taken over four floors including a lower ground floor basement that is used as a
warehouse/storeroom in connection with the business.

The building is a large extended property that is faced in a combination of natural
stone, reconstituted stone and red brick. It is ‘L’ shaped in appearance with its
principal and ground floor shop facing Manchester Road. The building is split
levelled, presenting itself as a two-storey building onto Manchester Road and four
storeys to the rear owing to the lower ground levels to its rear. To the rear of the
property is a two and half storey off-shot. A first floor rear extension was added to
the property’s rear off-shot following the grant of planning permission in 2006.
Pedestrian access is via a short ramp that rises up from Manchester Road.

Attached to its western side elevation is a short row of terrace properties (616-626
Manchester Road). To the east of the property, beyond Pearson Street, is the end
terrace property of three dwellinghouses (No. 608 Manchester Road) and fronting
onto Pearson Street, a two storey detached dwellinghouse (2 Pearson Street).

Pearson Street is an unadopted access road, which runs along the eastern side of
the building before wrapping around the back of the property and the rear gardens
of 616-626 Manchester Road before linking up with Bessemer Terrace. Off this
access road is an area used for informal parking by the applicant and residents of
the adjoining houses. Beyond this car park to the north is a small attractive public
open space area.

Proposal

In response to the previous refusal of planning permission, the applicant is now
seeking full planning permission to change the use of the building’s first and
second floors to provide two HMOs (each comprising 6 bedrooms, kitchen and
dining rooms). The external alterations to the building include the addition of three
rooflights (front roof slope), two side windows and a single rear entrance door. This
revised scheme has omitted the external staircase from the development with the 2
HMOs now being accessed solely through the internal body of the building
accessed from the rear.

As before, the building’s ground floor will continue to be used as a carpet shop by
the applicant.

RELEVANT PLANNING HISTORY

12/01676/FUL — Change of use of lower ground, first and second floors from retail
(A1) to form 3 HMOs (2 with 6 bedrooms and 1 with 5 bedrooms) including works
to building with erection of external staircase and 4 new window openings —
Refused August 2012

06/02555/FUL — First floor rear extension to showroom/warehouse — Approved
11/09/06

SUMMARY OF REPRESENTATIONS
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Nineteen objection letters have been received from the residents of twelve
properties in response to the application. Responses have also been received from
Stocksbridge Town Council, Councillor Philip Wood, a Local Ward Councillor and
Councillor J Clarkson of Stocksbridge Town Council and Councillor Richard
Crowther. Their comments are summarised below: -

- The quantity of occupants squeezed into this building is a major concern.
The future occupants of the HMOs would be subject to unacceptable living
conditions;

- Noise and disturbance Issues;

- Queries regarding the tenancy of the HMO, making reference to a bail or a
homeless shelter;

- Pearson Street is too narrow for any further encroachment into this unmade
road;

- The area referred to as communal ground is owned by Sheffield Homes. If
they choose to sell or develop, who knows what the consequences of this
land will be;

- The Council should be encouraging more shops not less;

- Could lead to an increase in crime in the area;

- Object to the proposed side windows of the building facing Pearson Street.
This will lead to overlooking issues

- There is already a high number of affordable, low occupancy houses in the
area;

- Parking and access issues; The road to the rear is not a service road but an
unadopted residential road that is used to access the application property
and six further terraced properties;

- Over the years, bats have been seen flying around the back of Manchester
Road and these bats use this building for roosting at certain times during the
year;

- The future occupants of the HIMOs would be subject to unacceptable living
conditions;

- The majority of houses in the area are 1-2 bedroom terrace housing. Any
further housing should be 3-4 bedroomed;

- Locating of bins next to gable wall and back door will lead to potential
smells, and vermin;

- The proposed ‘overspill’ parking area to the rear of the property is owned by
Sheffield Homes and currently used by residents of 600-608 Manchester
Road and some off Bessemer Terrace;

- Insufficient time to make representations on the application owing to the
Christmas period;

- The immediate area is residential family homes. The development would be
harmful to the character of the area;

- Query the view that the development would not generate high car
ownership; Potential that each resident could have access to a vehicle each;

- Allowing the development could lead to further similar developments in the
area that would have a negative impact on the whole of Stocksbridge;

- The development would lower the quality of the area and reduce house
prices;
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Stocksbridge Town Council objects to the change of use due to traffic
management/congestion issues. The proposed change of use from business to
housing is taking further business opportunities out of commission and is an
inappropriate proposal for the area.

Councillor Jack Clarkson has written in on behalf of a number of residents. His
comments are as follows:

- Insufficient time to make representations owing to the Christmas period and
requested an extension in time;

Previous comments - 12/01676/FUL

- Unusual that there has been no local consultation with local residents;

- Unusual for a private developer to build a HMO without knowing if there is
such a market for the unique nature of the use;

- It is believed by many people that the premises may be earmarked for
bail/offenders/hostel,

Local Councillor Philip Wood is objecting to the proposed development. He
comments that the development will take the properties beyond their original
occupancy limit affecting both amenities and services. The development will
increase the impact of noise, traffic and parking. Consideration should be given to
the building being directly opposite a residential home.

Local Councillor Crowther is objecting to the application on the grounds of parking,
highway access and character of the area and design. Running through these:

Parking - The amount of car parking is inadequate to serve the development. Only
two parking spaces have been identified as part of the application. This is not
considered to be sufficient to meet the future demands of the HMOs. While it is
suggested that nearby land could be used as an informal overspill, the land in
question is not owned by the applicant, and therefore the owner of the land could
at any point sell the land or withdraw permission for parking. Such a restriction of
access for parking would make parking impossible given the extant parking
restrictions on this section of Manchester Road.

Highways Access - Pearson Street and Bessemer Terrace are not in a good state
of repair, having uneven and potholed surfaces. It is queried whether the applicant
filling in potholes would satisfactorily remedy the highway issues as it would be
unreasonable to expect the applicant to undertake the potentially considerable
work required to being Pearson Street and Bessemer Terrace up to a reasonable
standard of repair through rebuilding or resurfacing.

Character of the area - Concerns that an HMO in this location would be out of
character within this predominately residential area.

Design - The South Yorkshire Regional Design Guide (SYRDG) states that there

should be a minimum shared amenity space calculated by 50m2 plus 10m2 per
unit. Whether a ‘unit’ is defined as a HMO, a block, a floor of a block or an
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individual lockable room/bedspace, it is considered that the proposed shared
amenity space is significantly below that which is recommended in the SYRDG.

PLANNING ASSESSMENT

It is considered that the main issues relevant to this application include the
following:-

i) Principle of development — Policy and Land Use

ii) Highway

iii) Design

iv) Living conditions of future occupants of the HMOs

V) Effect of the development on the residential amenity of neighbouring
properties

VIl)  Neighbour Notification — Consultation

VIIl)  Other Issues

These are considered in turn below.
(i) Principle of Development - Policy and Land Use

The site is within a Fringe Industry and Business Area in the UDP. Policy I1B6 lists
housing (C3) as an acceptable use.

Policy IB9 of the UDP relates to a number of conditions that development in
industry and business areas should meet. Included within the list of conditions is
(a) that the development should not lead to a concentration of uses which would
prejudice the dominance of industry and business in the area, (b), it should not
cause residents or visitors in any hotel, hostel, residential institution or housing to
suffer from unacceptable living conditions and (f) any development should be
adequately served by transport facilities and provide safe access to the highway
network and appropriate off-street parking.

Policy CS41 of the Core Strategy relates to creating mixed communities. This
policy states that mixed communities will be promoted by encouraging
development of housing to meet a range of housing needs and at part d) seeks to
limit new or conversions to hostels, purpose-built student accommodation and
Houses in Multiple Occupation where the community is already imbalanced by a
concentration of such uses or where the development would create imbalance. To
avoid a concentration of uses, the Core Strategy sets out that no more than 20% of
residences within 200m of the application site should be shared housing.

Following revisions to the Use Classes Order in April 2010, a new use class (Class
C4) was introduced. The new C4 class relates specifically to Houses in Multiple
Occupation (HMO) and covers small shared dwellinghouses occupied by between
3 and 6 unrelated individuals who share basic amenities. Under the provisions of
the General Permitted Development (Amendment) Order 2010 (GDPO), unless a
Direction made under Article 4(1) of that Order, a use falling within Use Class C3
(Dwellinghouse) can move to Use Class C4 (HMO) without planning permission.
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This is also the case the other way round with a HMO (Use Class C4) allowed to
move to a dwellinghouse (Class C3) without the need to seek planning permission.

Members will be aware that an Article 4(1) Direction was made restricting
dwellinghouses to be converted into HMOs (Use Class C3 to Use Class C4 of the
GDPO) in certain parts of the city. This came into force in December 2010 and
meant that owners of residential properties who wish to use them for HMOs would
need to apply for planning permission to do so. The reason behind introducing the
Article 4 Direction was to control the impact of new shared housing, in areas where
there are already high concentrations of such uses.

It should be noted however, that the Article 4 Direction does not extend up to
Stocksbridge. Residential properties in Stocksbridge can therefore be ‘converted’
into HMOs (between 3 and 6 unrelated individuals) without the need to seek
planning permission. As housing is an acceptable use in a Fringe Industry and
Business Areas under Policy I1B6, the principle of converting part of the building
into three separate HMOs should also be viewed to be acceptable since housing
and HMOs are interchangeable within Use Classes of the GDPO.

As reported before, it is considered that the development to utilise part of the
building to provide two HMOs would be in general accordance with both Policy 1B6
of the UDP and Policy CS41 of the Core Strategy. It should also be noted that the
principle of changing the use of the building was not issued as a reason for
refusing the previous scheme.

(i) Highway Issues

The submitted scheme indicates parking would be provided for two vehicles within
the red-line boundary with overspill parking provided for four vehicles to the rear of
the property adjacent to the communal open space. There is also parking available
along the side of the building, if required. Although it is acknowledged that several
of the objections received relate to inadequate parking provision and traffic
generation, it is not considered that the proposal would lead to significant problems
on either front. Given the type and scale of development proposed (HIMOs), this
level of parking is considered to be a reasonable amount with the likelihood of a
high car ownership profile being low. While it is accepted that comments have
been received that suggest that car ownership can be higher with HMOs, it is
considered unreasonable to refuse the application when the likelihood of high car
ownership is low. The site is also situated favourably with respect to public
transport provision (plus the Supertram bus service) and within easy walking
distance of Stocksbridge District Centre.

Moreover, although not within the applicant’s ownership, over-spill parking does
exist along the side elevation of the property and to the rear. It is considered that
there are sufficient spaces within the area to accommodate additional parking
should this be needed.

Pearson Street and Bessemer Terrace are unadopted public highways. Both

highways are in a very poor state of repair, very uneven, with drainage/puddle
issues. During a meeting with the applicant, agreement was reached regarding a
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basic scheme of repair, filling potholes. It is recommended that conditions be
attached that secures improvements to these highways and the parking provided
as per the revised drawings.

Subject to the aforementioned conditions being attached, from a highways
perspective, there are no objections to the granting of planning permission.

(iii) Design Issues

The proposed external works to the building to enable the conversion of the
building are relatively small and are not considered to be detrimental to the
character or appearance of the building. The level of intervention is minimal and
largely restricted to the addition of three rooflights (front roof slope), two side
windows and a new rear entrance door. The building’s existing window openings
that are currently blocked up would be opened up and subject to satisfactory
design details that can be secured by condition, is likely to be of significant benefit
to the character and appearance of the building. Policy BE5 and Policy CS74,
which seek good design and the use of good quality materials in all new and
refurbished buildings and extensions are therefore considered to be met.

(iv)  Living conditions of future occupants of the HMOs and effect of the
development on the residential amenity of neighbouring properties

UDP Policy H5 applies to ‘shared housing’. It states that permission should only be
granted for shared housing if the living conditions would be satisfactory for
occupants of the accommodation and for their immediate neighbours. Inspection of
internal designs and room sizes show that the livings conditions of the future
occupants of the residential accommodation are to acceptable levels.

Each of the two HIMOs would be provided with en-suite bedrooms and a
communal kitchen and dining facility. The applicant has also confirmed that the
HMOs would accord with the guidance given in South Yorkshire Residential Design
Guide (SYRDG) in terms of space standards which requires a minimum of 7
square metres for single bedrooms. The floor plans show that this standard would
be met.

As detailed under the previous application for the provision of three HMOs, it is
considered that the standard of accommodation that would be provided within each
of the HMOs would be acceptable. Owing to the limited curtilage of the site,
external amenity space would be restricted to a rectangular parcel of land of
approximately 50 square metres between the side gable wall of the neighbouring
property and rear off-shot. The SYRDG sets out that shared private space for flats
should be provided with a minimum of 50 square metres plus an additional 10
square metres per unit. Based on this guidance, it is evident that the amount of
shared private space that would be provided would not fully satisfy these
standards. However, given the nature of the use as an HMO rather than a dwelling,
it is not considered necessary that these guidelines are strictly adhered to with
officers satisfied that adequate external provision would be provided for the two
HMOs. It is expected that this space would only be used infrequently, but would
still provide an adequate amenity area to the benefit of the HMOs future residents.
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It is also worth noting that the site is located in very close proximity to a small area
of public open space. It is considered that this area would provide residents an
attractive and pleasant area to use in addition to the space provided within the
site’s curtilage.

In order to address the concerns raised by Members, the applicant agreed to omit
the lower ground floor HMO from the scheme. This is determined to have two
significant benefits that run to the heart of the two reasons for reason. Firstly, the
revised scheme represents a less intensive use of the building with a net decrease
of some 30% from the previous scheme in terms of the number of tenants and
secondly, it fully addresses the second grounds of refusal regarding the inadequate
living conditions of the future occupiers of the lower ground floor HMO, which has
now been omitted from the scheme. It is considered that the revisions made to the
scheme, particularly with regard the intensification of the building have been
satisfactorily met with the future occupants now afforded acceptable living
conditions.

(v) Effect of the development on the residential amenity of neighbouring properties

Policy IB11 of the UDP relates to Housing and Residential Institutions in Industry
and Business Areas. This policy states that in Fringe Industry and Business Areas,
residential institutions (C2) and housing (C3), including redevelopment will be
permitted only where the development would not further constrain industrial or
business development, next to an existing residential area and not suffer from
unacceptable living conditions, including noise and other nuisances.

In terms of neighbouring properties’ amenity, there is no doubt in officers’ opinion
that the development would increase the level of activity at the site. It is important
therefore that the development use does not harm the residential amenity of
neighbouring properties from unacceptable noise disturbance, problems of
overlooking or other nuisances associated with the use. These are each assessed
in turn below:

Noise disturbance

The main issue in officers’ opinion is whether the development would lead to a
significant increase in noise that would be harmful to neighbouring properties. The
building is located in close proximity to a number of residential properties, the
closest of these being No. 616 Manchester Road, which is attached to the side
gable wall of the building. This adjacent end terrace house, however, is only
attached to the rear section of the building with the main bulk of the building
projecting forward of this house. The layout plans show that only two rooms of the
HMOs would be attached to the side-wall of this house (Bedroom 1 of the first floor
HMO and the dining/kitchen of the second floor HMO). To ensure that noise
breakout from these two rooms is not harmful to the residents of this adjoining
property, it is recommended that a condition be attached that secures a higher
level of noise attenuation measures to be incorporated into the fabric of the
building in the areas that abut this side gable wall.
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The other property likely to be most affected by the development is No. 2 Pearson
Street. Although this property has habitable windows within its elevation facing the
application site, it is located more than 7.8m away from the nearest part of the
building.

As Members will recall from the previous scheme, the sole means of access into
the upper floor HMOs was by way of an external staircase. When considering the
merits of the previous application, it was considered by officers that the use of this
external staircase by the HMOs residents when entering and leaving the building
could lead to some noise disturbance that would be harmful to the amenity of
neighbouring properties. Although the staircase was not positioned near to
habitable windows of neighbouring properties, officers suggested that any potential
noise disturbance could be mitigated by the use of rubber treads and other
measures that would ‘deafen’ the sound when being used by the HMOs future
residents. However, even with these mitigation measures, it is accepted that it
would be difficult to fully remove potential noise disturbances from the staircase. As
such, following discussions with officers, the applicant agreed to revisit the internal
layout of the building in order to incorporate an internal staircase within the body of
the existing building. As a result of these revisions, it is considered that the
concerns raised with regard to noise have been adequately overcome with any
noise associated with the use unlikely to be unduly harmful to the residential
amenity of neighbouring properties such that a recommendation for refusal could
be substantiated.

It should also be noted that there is no evidence that officers are aware of that
would suggest the type of tenure (HMO) would generate a greater level of noise
than say if it were occupied by 6 residents that are living together as a single
household (Dwellinghouse). To refuse the application on the ‘perception’ that the
development would generate higher noise levels than other alternative tenure
would be unreasonable.

Subject to conditions being attached that require details of the further
soundproofing to the internal fabric of the building adjacent to 616 Manchester
Road, it is not considered that the residents of neighbouring properties would be
subject to unacceptable noise disturbance that would be harmful to their residential
amenity to justify a refusal on these grounds.

Overlooking Issues

The only property directly affected from the development from overlooking is No. 2
Pearson Street. This property has two first floor windows that face the building;
both windows appear to serve habitable room of the house. To overcome problems
of overlooking between the two properties, the applicant agreed at pre-application
stage to reposition one of the new side windows (Bedroom 3 —First floor HMO)
further along this elevation. By doing this, it is not considered that this neighbouring
property would be subject to any significant loss of privacy that would be harmful to
its residential amenity.

Vermin/smells
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Concerns have been raised that the development would lead to problems of vermin
and smells from the location of the bins along the side gable wall of No. 616
Manchester Road. While this is noted, it is considered that the amount of bin
storage would be acceptable to meet the demands of the HMOs and there is no
reason to suggest that it will lead to vermin or unacceptable amount of odours. This
neighbouring property has no habitable windows within its side elevation, the only
window being a bathroom window at first floor level. Any odours associated with
the bin storage area is therefore likely to be low, while if any problems of vermin
arise, this would be controlled separately through the Environmental Protection
Services.

(vi) Consultation and procedural matters

Several of the representations received comment that owing to the Christmas
period, residents have not been given sufficient time to make representations on
the application. In response to these concerns, Members are advised that this
application has been brought to Committee for a decision over 5 weeks beyond the
expiry of the neighbour notification period (2 January 2013). It is considered
therefore that residents have had ample time to make representations on this
application.

Further concerns have been raised with regard to neighbour notification and public
consultation. On this point, 28 neighbouring properties were consulted on this
application and this includes all the immediate neighbouring properties along both
Pearson Street and Manchester Road.

This level of neighbour consultation is considered to be adequate and more than
satisfies the statutory obligations of the LPA in respect of this application, which is
to consult adjoining properties only.

(vii) Other Issues

A resident of a neighbouring property has commented that the building has been
used by bats for roosting at certain times of the year. As this is just anecdotal
evidence, it would be unreasonable in officers’ mind to seek the applicant to
commission an ecological and bat report as a condition of approval. The applicant
was nevertheless advised to consult the Council’s ecological department for further
advice. It has not been possible to include the response of the ecological
department at the time of writing and rather than defer the application, all
comments received will be reported verbally at the Committee.

Although concerns have been raised with regard the future tenure of the HMOs,
Members are advised that it is not possible to control who occupies the building,
whether these are students, young professionals or other groups of society. Any
comments raised with regard to the future tenure of the HMOs should therefore be
disregarded.

SUMMARY AND RECOMMENDATION
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The application relates to a split-levelled A1 commercial building in Stocksbridge.
The building has four levels of accommodation with the ground floor used as a
carpet shop and the lower ground floor and upper floors presently used for storage
in connection with the business. The building is situated within a Fringe Industry
and Business Area. The Draft SDF identifies the site as a Flexible Use Area.

Planning permission is being sought to convert the building’s first and second
floors into two separate HMOs. (Houses in Multiple Occupation). The building’s
ground and lower ground floor would continue to be used as a carpet retailer by the
applicant. The two HMOs would provide accommodation for 12 persons (6
bedrooms in each). The external works to the building include the addition of three
rooflights (front roof slope), two side windows and a single rear entrance door.

The application is the re-submission of a recent planning application that was
refused at the West and North Planning and Highways Committee in August in
2012. This previous application sought full planning permission to change the use
of three of the building’s floors into 3 separate HMOs to provide accommodation for
17 persons. It was refused on two grounds, firstly, that the development would be
an over-intensive use of the building leading to an increase in noise and
disturbance to the detriment of neighbouring properties, and secondly, that the
proposed lower ground floor accommodation would provide inadequate living
conditions for the future occupiers due to the lack of sufficient daylight and limited
outlook.

Policy 1B6 of the UDP lists Housing (Use Class C3) as an acceptable use in a
Fringe Industry and Business Areas. The building is not within the area where
Article 4 Direction controls the concentration of HMOs such that change of use
from C3 to C4 (HMO) can be made without planning permission. The principle of
converting two of the building’s floors into two separate HMOs should therefore be
viewed acceptable.

The development is also considered to be acceptable from a highway perspective
with the level of parking likely to be sufficient to meet the future needs of the HMOs
future residents. On site provision would be provided for two vehicles with overspill
parking located to the rear of the site.

It is acknowledged that the development is likely to increase noise levels and
general activities within the immediate area. However, it is not considered that this
would be so significant that it would be harmful to the residential amenity of
neighbouring properties. The scheme has been amended with the omission of the
lower ground floor HMO and the external staircase; both elements are considered
to satisfactorily overcome the concerns raised by Members to the previously
refused application with regard the over-intensification of the building and noise
and disturbance issues.

Conditions have been attached that would secure sound proofing between the side
boundary wall of the building and 616 Manchester Road, highway improvement
works and the submission of all external works including hard and soft
landscaping.
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Subject to the conditions listed, it is considered that the development is acceptable
and would be in general accordance with Policies IB6, IB9, IB11, BE5 and H5 of
the UDP and Policy CS41 and CS74 of the Sheffield Core Strategy. The
application is therefore recommended for approval.
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Case Number 12/03671/FUL (Formerly PP-02321033)

Application Type Full Planning Application

Proposal Part demolition of existing redundant underground

reservoir and erection of 5 no. dwellinghouses (Re-
submission of planning application 12/02126/FUL)

Location Carsick Service Reservoir

Carsick Hill Road
Sheffield
S10 3LW

Date Received 23/11/2012

Team

West and North

Applicant/Agent JVH Planning Ltd

Recommendation  Grant Conditionally Legal Agreement

Subject 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:

26402 A(00)00, 26402 A(00)01 Rev B, 26402 A(00)02 Rev K, 26402
A(02)01 Rev L (received 28th January 2013), 26402 A(02)02 Rev H, 26402
A(02)03 Rev G, 26402 A(02)04 Rev G (receiced 28th January 2013), 26402
A(02)05 Rev D (received 29th January 2013), 26402 A(02)06 Rev D
(received 29th January 2013), 26402 A(02)07 Rev C, 26402 A(02)08 Rev C
received 13th December 2012 and 2116/Rev B received 9th January 2013,

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.
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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:

(i) Windows

(i) Window reveals

(iii) Terrace guard rail to include details of the their height and position
(iv) Gateposts to Units 2-5 and gates to each unit

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

In order to ensure an appropriate quality of development.

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 unless otherwise approved by the
Local Planning Authority.

In the interests of the visual amenities of the locality.

The guard rails to the first floor terraces to the rear elevation of each unit as
shown on the approved plans shall be provided in accordance with the
details required by Condition 4(iii) and in accordance with the approved
plans. Each guard rail shall be implemented prior to the first occupation of
each respective unit and shall thereafter be retained in perpetuity to ensure
that each terrace does not extend more than 2 metres from the living room
windows as approved.

In the interests of the amenity of the adjoining occupiers.

The existing gatepost to the north-east corner of the site shall be dismantled
and re-provided to comprise the gatepost and entrance to Unit 1 as set out
on plan 24602 A(00)02 Rev K and shall be provided prior to the first
occupation of Unit 1 and thereafter retained in perpetuity.

To ensure an appropriate quality of development within the Ranmoor
Conservation Area.

Prior to the commencement of development, further details of the proposed
boundary treatment fronting Carsick Hill Road, to include the re-use of the
existing stone wall shall be submitted to and approved in writing by the
Local Planning Authority. The development shall then be implemented in
accordance with the approved details and thereafter retained.
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10

11

12

13

In order to ensure an appropriate quality of development.

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.

In order to ensure an appropriate quality of development.

Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (Amendment) (No.2) (England) Order 2008, 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) (Amendment) (No.2)
(England) Order 2008 shall be carried out without prior planning permission.

In the interests of the amenities of occupiers of adjoining property.

Unless otherwise authorised in writing by the Local Planning Authority,
surface water discharge from the completed development site shall be
restricted to a maximum flow rate of 5 litres per second. Before the use of
the development is commenced, a validation test to demonstrate that the
necessary equipment has been installed and that the above flow rate has
been achieved shall have been carried out and the results submitted to and
approved in writing by the Local Planning Authority.

In order to mitigate against the risk of flooding.

Unless otherwise agreed in writing by the Local Planning Authority, no
building or other obstruction shall be located over or within 3 metres either
side of the centre line of the sewer i.e. a total protected strip width of 6
metres that crosses the site.

In order to allow sufficient access for maintenance and repair work at all
times.

Unless otherwise agreed in writing by the Local Planning Authority, the
development shall be constructed in accordance with the drainage details
submitted and shown on drawings submitted on drawings SK-C-FW-GA-001
(first issue) dated 27/06/2012 and C-SW-GA-002 (P1) dated 27/06/2012
prepared by Arup.

In order to ensure the development is properly drained and without
detriment to the local sewerage.
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15

16

17

18

19

Unless otherwise approved in writing by the Local Planning Authority, there
shall be no piped discharge of surface water from the development prior to
the completion of the approved surface water drainage works and no
buildings shall be occupied or brought into use prior to completion of the
approved foul drainage works.

To ensure that no foul or surface water discharges take place until proper
provision has been made for their disposal.

Prior to any works commencing on site, full details of the following shall
have been 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) Construction method statement.

(i) Any temporary site access for construction traffic.

(iii) Location of site compound and temporary car parking arrangements for
contractors.

(iv) Haulage routes.

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

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.

Prior to works starting on site a dilapidation survey of the highways adjoining
the site shall be jointly undertaken with the Council and the results of which
agreed in writing with the Local Planning Authority. Any remedial works will
have been completed to the satisfaction of the Local Planning Authority prior
to full occupation of the development.
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In the interests of highway safety and the amenities of the locality.

All vehicle and pedestrian areas within the site shall have been surfaced
and drained to the satisfaction of Local Planning Authority prior to
occupation.

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

The dwellings 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 dwellings becoming
occupied), and shall thereafter be retained.

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

Before the development is commenced, full details of the reprofiling works to
the rear of the existing highway retaining structure flanking Carsick Hill Road
shall have been submitted to and approved in writing by the Local Planning
Authority (to include a condition survey of the existing wall, the specification
of imported materials, method of compaction of imported materials). The
works shall be completed only in accordance with the approved details.

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

The garage to Unit 5 hereby approved shall be used solely for the parking of
vehicles in connection with Unit 5 and for no other purpose.

In the interests of the amenity of the locality.

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 of the completed
development being obtained from decentralised and renewable or low
carbon energy; and

Any agreed renewable o