
 

 

Planning and Highways 
Committee 
 
Tuesday 17 September 2019 at 2.00 pm 

 
To be held at the Town Hall, Pinstone 
Street, Sheffield, S1 2HH 

 
The Press and Public are Welcome to Attend 

 
 
 
 
 
 
 
Membership 
  

Councillors Jayne Dunn (Chair), Jack Clarkson, Tony Damms, Roger Davison, 
Peter Garbutt, Dianne Hurst, Alan Law, Bob McCann, Zahira Naz, Peter Price, 
Peter Rippon,Chris Rosling-Josephs and Andrew Sangar 
 
Substitute Members 
 
In accordance with the Constitution, Substitute Members may be provided for the 
above Committee Members as and when required. 
 
 

  

 
 

Public Document Pack



 

 

 

PUBLIC ACCESS TO THE MEETING 

 
The Planning and Highways Committee is responsible for planning applications, 
Tree Preservation Orders, enforcement action and some highway, footpath, road 
safety and traffic management issues.  
 
A copy of the agenda and reports is available on the Council’s website at 
www.sheffield.gov.uk. You can also see the reports to be discussed at the meeting if 
you call at the First Point Reception, Town Hall, Pinstone Street entrance.  The 
Reception is open between 9.00 am and 5.00 pm, Monday to Thursday and between 
9.00 am and 4.45 pm. on Friday.  You may not be allowed to see some reports 
because they contain confidential information.  These items are usually marked * on 
the agenda.  
 
Recording is allowed at Planning and Highways Committee meetings under the 
direction of the Chair of the meeting.  Please see the website or contact Democratic 
Services for details of the Council’s protocol on audio/visual recording and 
photography at council meetings. 
 
Planning and Highways Committee meetings are normally open to the public but 
sometimes the Committee may have to discuss an item in private.  If this happens, 
you will be asked to leave.  Any private items are normally left until last. 
 
Further information on this or any of the agenda items can be obtained by speaking 
to Simon Hughes on 0114 273 4014 or email simon.hughes@sheffield.gov.uk. 
 
 

FACILITIES 

 
There are public toilets available, with wheelchair access, on the ground floor of the 
Town Hall.  Induction loop facilities are available in meeting rooms. 
 
Access for people with mobility difficulties can be obtained through the ramp on the 
side to the main Town Hall entrance. 
 

 

http://www.sheffield.gov.uk/


 

 

 

PLANNING AND HIGHWAYS COMMITTEE AGENDA 
17 SEPTEMBER 2019 

 
Order of Business 

 
1.   Welcome and Housekeeping Arrangements  
 
2.   Apologies for Absence  
 
3.   Exclusion of Public and Press  
 To identify items where resolutions may be moved to exclude the 

press and public 
 

4.   Declarations of Interest (Pages 1 - 4) 
 Members to declare any interests they have in the business to be 

considered at the meeting 
 

5.   Minutes of Previous Meeting (Pages 5 - 10) 
 Minutes of the meeting of the Committee held on 27th August 

2019. 
 

6.   Site Visit  
 To agree a date for any site visits required in connection with 

planning applications prior to the next meeting of the Committee 
 

7.   Tree Preservation Order No. 432 (Pages 11 - 28) 
 Report of the Director of City Growth. 

 
8.   Applications Under Various Acts/Regulations (Pages 29 - 30) 
 Report of the Director of City Growth 

 
8a.  Site of Old Coroners Court Business Centre, 14 - 38 Nursery 

Street, Sheffield, S3 8GG 
 

(Pages 31 - 54) 

8b.  Mosborough Motor Spares, 38C - 38D High Street, 
Mosborough, Sheffield, S20 5AE 
 

(Pages 55 - 68) 

8c.  16 Hodgson Street, Sheffield, S3 7WQ 
 

(Pages 69 - 88) 

9.   Record of Planning Appeal Submissions and Decisions (Pages 89 - 92) 
 Report of the Director of City Growth 

 
10.   Date of Next Meeting  
 The next meeting of the Committee will be held on  
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ADVICE TO MEMBERS ON DECLARING INTERESTS AT MEETINGS 

 
If you are present at a meeting of the Council, of its executive or any committee of 
the executive, or of any committee, sub-committee, joint committee, or joint sub-
committee of the authority, and you have a Disclosable Pecuniary Interest (DPI) 
relating to any business that will be considered at the meeting, you must not:  
 

 participate in any discussion of the business at the meeting, or if you become 
aware of your Disclosable Pecuniary Interest during the meeting, participate 
further in any discussion of the business, or  

 participate in any vote or further vote taken on the matter at the meeting.  

These prohibitions apply to any form of participation, including speaking as a 
member of the public. 

You must: 
 

 leave the room (in accordance with the Members’ Code of Conduct) 

 make a verbal declaration of the existence and nature of any DPI at any 
meeting at which you are present at which an item of business which affects or 
relates to the subject matter of that interest is under consideration, at or before 
the consideration of the item of business or as soon as the interest becomes 
apparent. 

 declare it to the meeting and notify the Council’s Monitoring Officer within 28 
days, if the DPI is not already registered. 

 
If you have any of the following pecuniary interests, they are your disclosable 
pecuniary interests under the new national rules. You have a pecuniary interest if 
you, or your spouse or civil partner, have a pecuniary interest.  
 

 Any employment, office, trade, profession or vocation carried on for profit or gain, 
which you, or your spouse or civil partner undertakes. 
 

 Any payment or provision of any other financial benefit (other than from your 
council or authority) made or provided within the relevant period* in respect of 
any expenses incurred by you in carrying out duties as a member, or towards 
your election expenses. This includes any payment or financial benefit from a 
trade union within the meaning of the Trade Union and Labour Relations 
(Consolidation) Act 1992.  
 
*The relevant period is the 12 months ending on the day when you tell the 
Monitoring Officer about your disclosable pecuniary interests. 

 

 Any contract which is made between you, or your spouse or your civil partner (or 
a body in which you, or your spouse or your civil partner, has a beneficial 
interest) and your council or authority –  
 
- under which goods or services are to be provided or works are to be 

executed; and  
- which has not been fully discharged. 
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 2 

 

 Any beneficial interest in land which you, or your spouse or your civil partner, 
have and which is within the area of your council or authority. 

 

 Any licence (alone or jointly with others) which you, or your spouse or your civil 
partner, holds to occupy land in the area of your council or authority for a month 
or longer. 
 

 Any tenancy where (to your knowledge) – 

- the landlord is your council or authority; and  
- the tenant is a body in which you, or your spouse or your civil partner, has a 

beneficial interest. 
 

 Any beneficial interest which you, or your spouse or your civil partner has in 
securities of a body where -  

 

(a) that body (to your knowledge) has a place of business or land in the area of 
your council or authority; and  
 

(b) either - 
- the total nominal value of the securities exceeds £25,000 or one 

hundredth of the total issued share capital of that body; or  
- if the share capital of that body is of more than one class, the total nominal 

value of the shares of any one class in which you, or your spouse or your 
civil partner, has a beneficial interest exceeds one hundredth of the total 
issued share capital of that class. 

If you attend a meeting at which any item of business is to be considered and you 
are aware that you have a personal interest in the matter which does not amount to 
a DPI, you must make verbal declaration of the existence and nature of that interest 
at or before the consideration of the item of business or as soon as the interest 
becomes apparent. You should leave the room if your continued presence is 
incompatible with the 7 Principles of Public Life (selflessness; integrity; objectivity; 
accountability; openness; honesty; and leadership).  

You have a personal interest where – 

 a decision in relation to that business might reasonably be regarded as affecting 
the well-being or financial standing (including interests in land and easements 
over land) of you or a member of your family or a person or an organisation with 
whom you have a close association to a greater extent than it would affect the 
majority of the Council Tax payers, ratepayers or inhabitants of the ward or 
electoral area for which you have been elected or otherwise of the Authority’s 
administrative area, or 
 

 it relates to or is likely to affect any of the interests that are defined as DPIs but 
are in respect of a member of your family (other than a partner) or a person with 
whom you have a close association. 
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Guidance on declarations of interest, incorporating regulations published by the 
Government in relation to Disclosable Pecuniary Interests, has been circulated to 
you previously. 
 
You should identify any potential interest you may have relating to business to be 
considered at the meeting. This will help you and anyone that you ask for advice to 
fully consider all the circumstances before deciding what action you should take. 
 
In certain circumstances the Council may grant a dispensation to permit a Member 
to take part in the business of the Authority even if the member has a Disclosable 
Pecuniary Interest relating to that business.  

To obtain a dispensation, you must write to the Monitoring Officer at least 48 hours 
before the meeting in question, explaining why a dispensation is sought and 
desirable, and specifying the period of time for which it is sought.  The Monitoring 
Officer may consult with the Independent Person or the Council’s Audit and 
Standards Committee in relation to a request for dispensation. 

Further advice can be obtained from Gillian Duckworth, Director of Legal and 
Governance on 0114 2734018 or email gillian.duckworth@sheffield.gov.uk. 
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S H E F F I E L D    C I T Y     C O U N C I L 
 

Planning and Highways Committee 
 

Meeting held 27 August 2019 
 
PRESENT: Councillors Peter Rippon (Chair), Jack Clarkson, Tony Damms, 

Roger Davison, Jayne Dunn, Peter Garbutt, Dianne Hurst, 
Bob McCann, Zahira Naz, Peter Price, Chris Rosling-Josephs and 
Andrew Sangar 
 

 
   

 
1.   
 

APOLOGIES FOR ABSENCE 
 

1.1 An apology for absence was received from Councillor Alan Law. 
 
2.   
 

EXCLUSION OF PUBLIC AND PRESS 
 

2.1 No items were identified where resolutions may be moved to exclude the press 
and public. 

 
3.   
 

DECLARATIONS OF INTEREST 
 

3.1 Councillor Roger Davison declared an interest in the following item: 
 

 A personal interest in Agenda Item No. 7b – Application  for planning 
permission at 72 Banner Cross Road, Sheffield, S11 9HR (Case No. 
19/01761/FUL) as a local Ward Member.   Councillor Davison declared that 
he had not given an opinion or declared his position on the application prior 
to the meeting, therefore would take part in the discussion and voting 
thereon. 

  
3.2 Councillor Andrew Sangar declared interests in the following items: 

 

 A disclosable pecuniary interest in Agenda Item No. 7c – Change of use of 
retail shop (use Class A1) to a micro pub (use Class A4) including a 
retractable awning to shopfront and provision of a seating area at DH 
Bowyer and Sons, 4 Brooklands Avenue, Sheffield, S10 4GA (Case No. 
19/01727/FUL) as the application site was opposite his home.  Councillor 
Sangar left the room and took no part in the discussion or voting thereon. 
 

 A personal interest in Agenda Item No. 7f – Application for planning 
permission at Milton Street Car Park, Milton Street, Sheffield, S3 7UF 
(Case  No. 18/03849/FUL) as he was chair of an organisation which had a 
tenancy within Beehive Works, the listed building adjacent to this 
application, the tenancy of which ended in late 2016.  Councillor Sangar 
declared that he had not given an opinion or declared his position on the 
application prior to the meeting, therefore would take part in the discussion 
and voting thereon. 
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4.   
 

MINUTES OF PREVIOUS MEETING 
 

4.1 The minutes of the meeting of the Committee held on 6th August 2019 were 
approved as a correct record, subject to paragraph 3.1 being amended as follows, 
in order to clarify the reason for Councillor Sangar’s declaration of interest: 
 
Councillor Andrew Sangar declared a personal interest in Agenda Item No. 7b – 
application for planning permission at Milton Street Car Park, Milton Street, 
Sheffield, S3 7UF (Case No. 18/03849/FUL), for the reason that he was chair of 
an organisation which had a tenancy within Beehive Works, the listed building 
adjacent to this application, the tenancy of which ended in late 2016. 
 

 
5.   
 

SITE VISIT 
 

5.1 RESOLVED: That the Chief Planning Officer, in liaison with a Co-Chair, be 
authorised to make any arrangements for a site visit, in connection with any 
planning applications requiring a visit by Members, prior to the next meeting of the 
Committee. 
 

 
6.   
 

APPLICATIONS UNDER VARIOUS ACTS/REGULATIONS 
 

6a.  
 

SHEFFIELD HIGH SCHOOL FOR GIRLS, RUTLAND PARK, SHEFFIELD S10 
2PB (CASE NO. 19/01954/FUL) 
 

6a.1 RESOLVED that having heard a representation in support of the application from 
the Applicant, an application for planning permission be granted, conditionally, for 
the reasons set out in the report now submitted, to allow the use of the sports 
halls and ancillary facilities by clubs and community organisations between 0800 
hours and 2200 hours (Mondays to Fridays) and between 0800 hours and 1700 
hours (Saturdays, and not on Sundays, Bank Holidays or other National Holidays) 
(Application under Section 73 to vary condition 3 of planning permission 
14/03645/FUL – Application to allow the use of the sports halls and ancillary 
facilities by clubs and community organisations between 0800 hours and 2030 
hours (Mondays to Fridays) and between 0800 hours and 1700 hours (Saturdays, 
and not on Sundays, Bank Holidays or other National Holidays) and in accordance 
with the Sports Hall Lettings Management Plan.  Application under Section 73 to 
vary conditions 2 and 3 of planning permission 97/00714/FUL formerly 97/0329P 
– Erection of sports hall and ancillary facilities in accordance with the amended 
plans, at Sheffield High School for Girls, Rutland Park, Sheffield, S10 2PB (Case 
No. 19/01954/FUL). 
 

 
6b.  
 

72 BANNER CROSS ROAD, SHEFFIELD S11 9HR (CASE NO. 19/01761/FUL) 
 

6b.1 RESOLVED that having heard a representations against the application from two 
members of the public and a representation in support of the application from the 
Agent, an application for planning permission be granted, conditionally, for the 
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reasons set out in the report now submitted, for the erection of a single storey 
rear extension and erection of a rear raised patio area at 72 Banner Cross Road, 
Sheffield, S11 9HR (Case No. 19/01761/FUL). 
 
(NOTE: Prior to the passing of the above resolution, an alternative motion, moved 
by Councillor roger Davison, that the application be deferred pending a site visit 
was put to the vote and lost). 
 

 
6c.  
 

D H BOWYER AND SONS, 4 BROOKLANDS AVENUE, SHEFFIELD S10 4GA 
(CASE NO. 19/01727/FUL) 
 

6c.1 Councillor Andrew Sangar left the room prior to this item and took no part in the 
discussion or voting thereon. 
 

6c.2 Further representations and an additional condition were detailed in the 
supplementary report circulated at the meeting. 
 

6c.3 RESOLVED that having heard a representation against the application from a 
member of the public and representations in support of the application from 
Councillor Cliff Woodcraft (local Ward Member) and the applicant’s representative, 
an application for planning permission be granted, conditionally, for the reasons 
set out in the report, including the additional condition contained within the 
Supplementary Report, now submitted, for the change of use of retail shop (use 
Class A1) to a micro pub (use Class A4) including a retractable awning to 
shopfront and provision of a seating area at D.H. Bowyer and Sons, 4 Brooklands 
Avenue, Sheffield, S10 4GA (Case No. 19/01727/FUL). 
 

 
6d.  
 

PARK HILL ESTATE, DUKE STREET, PARK HILL, SHEFFIELD S2 5RQ 
(CASE NO. 19/00902/LBC) 
 

6d.1 RESOLVED that having heard a representation in support of the application from 
the architect of the scheme, an application for listed building consent be granted, 
conditionally, for the reasons set out in the report now submitted, for Park Hill 
Phase 4 – Refurbishment of Duke Street tower block for a mixed-use 
development comprising of 95 residential units, education space, artist studios, 
flexible workspaces, temporary artist accommodations and heritage flats and an 
extension to form a new purpose-built art gallery with ancillary shop and café, 
landscaping, car parking and associated works (use classes B1, C3 and D1) at 
Park Hill Estate, Duke Street, Park Hill, Sheffield, S2 5RQ (Case No. 
19/00902/LBC). 
 

 
6e.  
 

PARK HILL ESTATE, DUKE STREET, PARK HILL, SHEFFIELD S2 5RQ 
(CASE NO. 19/00523/FUL) 
 

6e.1 RESOLVED that having heard a representation in support of the application from 
the architect of the scheme, an application for planning permission be granted, 
conditionally, for the reasons set out in the report now submitted, for Park Hill 
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Phase 4 – Refurbishment of Duke Street tower block for a mixed-use 
development comprising of 95 residential units, education space, artist studios, 
flexible workspaces, temporary artist accommodations and heritage flats and an 
extension to form a new purpose-built art gallery with ancillary shop and café, 
landscaping, car parking and associated works (use classes B1, C3 and D1) at 
Park Hill Estate, Duke Street, Park Hill, Sheffield, S2 5RQ (Case No. 
19/00523/FUL). 
 

 
6f.  
 

MILTON STREET CAR PARK, MILTON STREET, SHEFFIELD S3 7UF (CASE 
NO. 18/03849/FUL) 
 

6f.1 Updated advice from Historic England along with the Officer response and a 
revised condition, were included within the Supplementary Report circulated at the 
meeting.  
 

6f.2 The application had been deferred at the previous meeting to allow a second 
viability assessment to be conducted by an independent valuer/expert.  The 
second viability assessment had also concluded that the scheme could not deliver 
any contribution towards affordable housing provision. 
 

6f.3 RESOLVED that having heard a representation in support of the application from 
the Agent, an application for planning permission be granted, conditionally, for the 
reasons set out in the report, now submitted, and including the revised condition, 
as set out in the Supplementary Report, now submitted, for demolition of existing 
structures and erection of a mixed use development between 4 to 26 storeys with 
372 residential apartments including 5 live work units, retail/commercial floorspace 
(A1 with no more than 225sqm of floorspace A2/A3/A4/B1 use class) at ground 
floor, ancillary facilities, amenity space and associated parking (as amended 
plans) at Milton Street Car Park, Milton Street, Sheffield, S3 7UF (Case No. 
18/03849/FUL). 
 

 
6g.  
 

LAND AT HORNDEAN ROAD AND BARNSLEY ROAD, SHEFFIELD S5 6UJ 
(CASE NO. 18/03406/FUL) 
 

6g.1 An amended condition was detailed within the Supplementary Report circulated at 
the meeting. 
 

6g.2 RESOLVED that having heard representations against the application from 
Councillor Mark Jones (Local Ward Member) and a member of the public and a 
representation in support of the application from the Agent, an application for 
planning permission be granted, conditionally, for the reasons set out in the report, 
now submitted, and including the amended condition contained within the 
Supplementary Report, now submitted, for the erection of 19 apartments in 1 x 
3/4-storey block with associated landscaping and provision of car parking 
(Resubmissions of planning permission 17/04555/FUL) (Amended Plans received 
9th July 2019) at Land at Horndean Road and Barnsley Road, Sheffield, S5 6UJ 
(Case No. 18/34036/FUL). 
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7.  
 

RECORD OF PLANNING APPEAL SUBMISSIONS AND DECISIONS 
 

7.1 The Committee received and noted a report of the Chief Planning Officer detailing 
new planning appeals received and appeals dismissed and allowed by the 
Secretary of State along with a summary of the reasons given. 
 

7.2 The Committee’s attention was drawn to an appeal dismissed by the Secretary of 
State at 104 Page Hall Road, Sheffield, S4 8GW.  In this instance, the Secretary 
of State had agreed with the Council’s view that to allow the application would 
undermine the residential character of the street. 
 

 
8.  
 

DATE OF NEXT MEETING 
 

8.1 It was noted that the next meeting of the Committee would be held at 2.00pm on 
Tuesday 17th September 2019 at the Town Hall. 
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Report of:   Director of City Growth Department 
__________________________________________________________________ 
 
Date:    17/09/2019 
__________________________________________________________________ 
 
Subject:   Applications under various acts/regulations 
__________________________________________________________________ 
 
Author of Report:  Michael Johnson 2039183 
__________________________________________________________________ 
 
Summary:  
 
 
__________________________________________________________________ 
Reasons for Recommendations   
(Reports should include a statement of the reasons for the decisions proposed) 
 
 
 
Recommendations: 
 
__________________________________________________________________ 
 
Background Papers: 
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. 
 
 
Category of Report: OPEN 
 
 
 
  

SHEFFIELD CITY COUNCIL 

Planning and Highways Committee 
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Application No. Location Page No. 
 

 

19/02258/FUL (Formerly PP-
07888657) 

Site Of Old Coroners Court Business Centre 14 - 
38 Nursery Street Sheffield S3 8GG 

31 - 54 
 

 

19/01605/FUL (Formerly PP-
07826241) 

Mosborough Motor Spares 38C - 38D High Street 
Mosborough Sheffield S20 5AE 

55 - 68 
 

 

19/00451/FUL (Formerly PP-
07601617) 

16 Hodgson Street Sheffield S3 7WQ 69 - 88 
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Case Number 

 
19/02258/FUL (Formerly PP-07888657) 
 

Application Type Full Planning Application 
 

Proposal Erection of a 5/6/7 storey mixed use building 
comprising commercial units A1/A2/A3/B1 use at 
ground floor and 77 residential apartments with 
associated amenity space including cycle/bin store 
(Amended Description and Plans) 
 

Location Site Of Old Coroners Court Business Centre 
14 - 38 Nursery Street 
Sheffield 
S3 8GG 
 

Date Received 19/06/2019 
 

Team City Centre and East 
 

Applicant/Agent Urbana Town Planning 
 

Recommendation Grant Conditionally 
 

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

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

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

following approved documents: 
  
 500 Rev B - Proposed Site Plan  
 600 Rev B - Ground Floor 
 601 Rev B - First and Second Floor  
 602 Rev B - Third and Fourth floor  
 603 Rev B - Fifth and Sixth Floor  
 700 Rev C - Elevations (west and south) 
 701 Rev C - Elevations (north and east) 
 702 Rev C - Elevations (south east)  
 703 Rev C - Elevations (east courtyard and south courtyard) 
 704 Rev C - Elevations (west courtyard) 
 705 Rev C - Context Elevations 
 706 Rev C - Context Elevations  
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 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. No development shall commence until full details of the proposed surface 

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

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

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

 
 4. No development shall commence until detailed proposals for surface water 

disposal, including calculations to demonstrate a 30% reduction compared to 
the existing peak flow based on a 1 in 1 year rainfall event have been 
submitted to and approved in writing by the Local Planning Authority. This will 
require the existing discharge arrangements, which are to be utilised, to be 
proven and alternative more favourable discharge routes, according to the 
hierarchy, to be discounted. Otherwise greenfield rates (QBar) will apply. 

  
 An additional allowance shall be included for climate change effects for the 

lifetime of the development. Storage shall be provided for the minimum 30 
year return period storm with the 100 year return period storm plus climate 
change retained within the site boundary. The development shall thereafter be 
carried out in accordance with the approved details. 

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

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

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

approved in writing by the Local Planning Authority, identifying how a 
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minimum of 10% of the predicted energy needs of the completed development 
will be obtained from decentralised and renewable or low carbon energy, or 
an alternative fabric first approach to offset an equivalent amount of energy.  
Any agreed renewable or low carbon energy equipment, connection to 
decentralised or low carbon energy sources, or agreed measures to achieve 
the alternative fabric first approach, shall have been installed/incorporated 
before any part of the development is occupied, and a report shall have been 
submitted to and approved in writing by the Local Planning Authority to 
demonstrate that the agreed measures have been installed/incorporated prior 
to occupation. Thereafter the agreed equipment, connection or measures 
shall be retained in use and maintained for the lifetime of the development. 

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

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

 
 6. No development, including any demolition and groundworks, shall take place 

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

 Authority. The WSI shall include: 
  
 - The programme and method of site investigation and recording. 
 - The requirement to seek preservation in situ of identified features of 

importance. 
 - The programme for post-investigation assessment. 
 - The provision to be made for analysis and reporting. 
 - The provision to be made for publication and dissemination of the results. 
 - The provision to be made for deposition of the archive created. 
 - Nomination of a competent person/persons or organisation to undertake the 

works. 
 - The timetable for completion of all site investigation and post investigation 

works. 
  
 Thereafter the development shall only take place in accordance with the 

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

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

or part of a standing building, are investigated and a proper understanding of 
their nature, date, extent and significance gained, before those remains are 
damaged or destroyed and that knowledge gained is then disseminated.  It is 
essential that this condition is complied with before any other works on site 
commence given that damage to archaeological remains is irreversible. 

 
 7. Development shall not commence until a Construction Environmental 

Management Plan (CEMP) has been submitted to and approved by the local 
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planning authority.  The CEMP shall assist in ensuring that all site activities 
are planned and managed so as to prevent nuisance and minimise disamenity 
at nearby sensitive uses, and will document controls and procedures designed 
to ensure compliance with relevant best practice and guidance in relation to 
noise, vibration, dust, air quality and pollution control measures.   

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

adjoining property. 
 
 8. No development shall commence until the actual or potential land 

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

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

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

 
 9. Any intrusive investigation recommended in the Phase I Preliminary Risk 

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

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

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

 
10. Any remediation works recommended in the Phase II Intrusive Site 

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

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

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

 
11. 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. 
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 Reason:  In the interests of protecting the free and safe flow of traffic on the 
public highway, it is essential that this condition is complied with before any 
works on site commence. 

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

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

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

dealt with. 
 
13. Upon completion of any measures identified in the approved Remediation 

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

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

dealt with. 
 
14. Prior to the installation of any commercial kitchen fume extraction system full 

details, including a scheme of works to protect the occupiers of adjacent 
dwellings from odour and noise, shall first have been submitted to and 
approved in writing by the Local Planning Authority. These details 

 shall include: 
  
 a) Drawings showing the location of the external flue ducting and termination, 

which should include a low resistance cowl. 
 b) Acoustic emissions data for the system. 
 c) Details of any filters or other odour abatement equipment. 
 d) Details of the systems required cleaning and maintenance schedule. 
 e) Details of a scheme of works to prevent the transmission of structure borne 

noise or vibration to other sensitive portions of the building). 
  
 The approved equipment shall then be installed, operated, retained and 

maintained in accordance with the approved details. 
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 Reason: In the interest of the amenities of the locality and occupiers of 
adjoining property 

 
15. The residential accommodation hereby permitted shall not be occupied unless 

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

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

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

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

 Before the scheme of sound insulation works is installed full details thereof 
shall first have been submitted to and approved in writing by the Local 
Planning Authority. 

  
 Reason:  In the interests of the amenities of the future occupiers of the 

building. 
 
16. Before the use of the development is commenced, Validation Testing of the 

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

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

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

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

users of the site it is essential for these works to have been carried out before 
the use commences. 

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

permanently stopped up and reinstated to kerb and footway, and any 
associated changes to adjacent waiting restrictions that are considered 
necessary by the Local Highway Authority including any Traffic Regulation 
Orders are implemented.  

  
 Reason:  In the interests of highway safety and the amenities of the locality it 

is essential for these works to have been carried out before the use 
commences. 
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18. No above ground works shall commence until details have been submitted to 

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

  
 Reason: In order to ensure an appropriate quality of development. 
 
19. Before any above ground works commence, or within an alternative timeframe 

to be agreed in writing by the Local Planning Authority, full details of suitable 
and sufficient cycle parking accommodation within the site shall have been 
submitted to and approved in writing by the Local Planning Authority and the 
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. 

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

accordance with Unitary Development Plan for Sheffield Development 
Framework Core Strategy. 

 
20. All entrances shall provide level access and entrance doors shall have a 

minimum clear opening width of 1000mm 
  
 Reason: In order to provide equal access into the building 
 
21. 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 any above ground works commence, or within an alternative timeframe 
to be agreed in writing by the Local Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
22. The approved landscape works shall be implemented prior to the 

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

  
 Reason:  In the interests of the visual amenities of the locality. 
 
23. Details of all proposed external materials and finishes, including samples 

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

  
 Reason:  In order to ensure an appropriate quality of development. 
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24. 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 before any masonry works commence and shall be 
retained for verification purposes until the completion of such works. 

  
 Reason:   In order to ensure an appropriate quality of development. 
 
25. Large scale details, including materials and finishes, at a minimum of 1:20; of 

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

  
 glazing  
 windows reveals 
 brickwork detailing around windows and openings 
 brickwork panel detailing  
 shop fronts  
 entrance door fronting Wicker Lane 
 glazed lobby area  
 verges 
 parapets 
 soffit 
 vertical channels  
  
 Thereafter, the works shall be carried out in accordance with the approved 

details.  
  
 Reason: In order to ensure an appropriate quality of development. 
 
26. Before any above ground works commence, or within an alternative timeframe 

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

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

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

 
Other Compliance Conditions 
 
27. Surface water and foul drainage shall drain to separate systems. 
  
 Reason:  To ensure satisfactory drainage arrangements. 
  
28. No customer shall be permitted to be on the commercial premises outside the 

following times: 0700 to 2300 hours Mondays to Saturdays and 0900 to 2300 
hours on Sundays and Bank Holidays  
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 Reason:  In the interests of the amenities of the locality and occupiers of 
adjoining property. 

 
29. No externally mounted plant or equipment for heating, cooling or ventilation 

purposes, nor grilles, ducts, vents for similar internal equipment, shall be fitted 
to the building unless full details thereof, including acoustic emissions data 
sufficient to demonstrate compliance with the recommendations of approved 
Blue Tree Acoustics Noise Assessment Report ref. 02351-110201 
(25/04/2019), have first been submitted to and approved in writing by the 
Local Planning Authority. Once installed such plant or equipment shall not be 
altered. 

  
 Reason: In the interest of the amenities of the locality 
 
30. Movement, sorting or removal of waste materials, recyclables or their 

containers in the open air and associated with the commercial premises shall 
be carried out only between the hours of 0700 to 2300 Mondays to Saturdays 
and between the hours of 0900 to 2300 on Sundays and Public Holidays. 

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

adjoining property. 
 
31. No amplified sound or live music shall be played within the commercial use(s) 

hereby permitted at above background levels, nor shall loudspeakers be fixed 
externally nor directed to broadcast sound outside the building at any time. 
The specification, location and mountings of any loudspeakers affixed 
internally to the building shall be subject to written approval by the Local 
Planning Authority prior to installation. 

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

adjoining property. 
     
 
Attention is Drawn to the Following Directives: 
 
1. You are advised that this development is liable for the Community 

Infrastructure Levy (CIL) charge.  A liability notice will be sent to you shortly 
informing you of the CIL charge payable and the next steps in the process. 

  
 Please note: You must not start work until you have submitted and had 

acknowledged a CIL Form 6: Commencement Notice.  Failure to do this will 
result in surcharges and penalties. 

 
2. The Local Planning Authority has dealt with the planning application in a 

positive and proactive manner and sought solutions to problems where 
necessary in accordance with the requirements of the National Planning 
Policy Framework. 
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3. The required CEMP should cover all phases of demolition, site clearance, 
groundworks and above ground level construction.  The content of the CEMP 
should include, as a minimum: 

 
 - Reference to permitted standard hours of working: 
 - 0730 to 1800 Monday to Friday 
 - 0800 to 1300 Saturday 
 - No working on Sundays or Public Holidays 
 - Prior consultation procedure (EPS & LPA) for extraordinary working hours 

arrangements. 
 - A communications strategy for principal sensitive parties close to the site.  
 - Management and control proposals, including delegation of responsibilities 

for monitoring and response to issues identified/notified, for; 
 - Noise - including welfare provisions and associated generators, in addition to 

construction/demolition activities. 
 - Vibration. 
 - Dust - including wheel-washing/highway sweeping; details of water supply 

arrangements. 
 - A consideration of site-suitable piling techniques in terms of off-site impacts, 

where appropriate. 
 - A noise impact assessment - this should identify principal phases of the site 

preparation and construction works, and propose suitable mitigation 
measures in relation to noisy processes and/or equipment. 

 - Details of site access & egress for construction traffic and deliveries. 
 - A consideration of potential lighting impacts for any overnight security 

lighting. 
 
 Further advice in relation to CEMP requirements can be obtained from SCC 

Environmental Protection Service; Commercial Team, Fifth Floor (North), 
Howden House, 1 Union Street, Sheffield, S1 2SH: Tel. (0114) 2734651, or by 
email at eps.commercial@sheffield.gov.uk. 

 
4. By law, this development requires the allocation of official, registered 

address(es) by the Council's Street Naming and Numbering Officer. Please 
refer to the Street Naming and Numbering Guidelines on the Council website 
here: 

  
 https://www.sheffield.gov.uk/content/sheffield/home/roads-

pavements/address-management.html 
  
 The guidance document on the website includes details of how to apply, and 

what information we require. For further help and advice please ring 0114 
2736127 or email snn@sheffield.gov.uk 

  
 Please be aware that failure to apply for addresses at the commencement of 

the works will result in the refusal of statutory undertakers to lay/connect 
services, delays in finding the premises in the event of an emergency and 
legal difficulties when selling or letting the properties. 
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5. As the proposed development abuts the public highway you are advised to 
contact the Highways Co-ordination Group prior to commencing works: 

  
 Telephone: 0114 273 6677 
 Email: highways@sheffield.gov.uk 
  
 They 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. 

 
6. Before commencement of the development, and upon completion, you will be 

required to carry out a dilapidation survey of the highways adjoining the site 
with the Highway Authority.  Any deterioration in the condition of the highway 
attributable to the construction works will need to be rectified. 

  
 To arrange the dilapidation survey, you should contact: 
  
 Highway Co-Ordination 
  
 Telephone: 0114 273 6677  
 Email: highways@sheffield.gov.uk 
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Site Location 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application relates to a site which is bounded by Nursery Street, Nursery Lane 
and Wicker Lane and is currently occupied by The Old Coroners Court Business 
Centre, an attractive two-storey red brick and stone building.   
 
To the north west of the application site, fronting Nursery Street, is a two storey red 
brick building occupied by a church group.  Behind this, at the junction of Joiner 
Street and Nursery Lane, is a five storey Art Deco style building known as Oxo 
House, which has been converted into office accommodation. 
 
To the north east, across Nursery Lane is a single-storey commercial building, while 
to the south east, on the opposite side of Wicker Lane is the rear of properties 
fronting The Wicker and associated parking.  
 
A vacant two-storey building is sited on the opposite side of Nursery Street whilst a 
new build 5/6 storey block of flats is located at the junction with the Wicker.  A pocket 
park and associated public footpath runs between Nursery Street and the River Don 
opposite and to the north west of the site.  
 
The site is located within a General Industry Area as designated in the adopted 
Sheffield Unitary Development Plan.  
 
A demolition prion notification for removal of the existing building was submitted 
earlier this year and it was confirmed that prior notification was not required.  
Permission is now sought for redevelopment of the site to form a 5 – 7 storey 
building with ground floor commercial units and residential apartments above.  
 
RELEVANT PLANNING HISTORY  
 
19/00988/DPN – demolition of Old Coroners Court building – Prior notification not 
required  
 
18/02800/DPN – demolition of Old Coroners Court building – withdrawn  
 
15/01657/OUT – mixed use development comprising ground floor A1/A2/A3/B1 use 
with 26 space car park and residential use comprising 42 apartments and erection of 
a 5/6 storey building with raised podium/landscaped courtyard at first floor level 
above proposed car park and retention of existing façade – granted conditionally  
 
SUMMARY OF REPRESENTATIONS 
 
Hallamshire Historic Buildings have objected to the proposal for the following 
reasons:  
 

- The Old Coroners Court (1913) designed by City Architect FEP Edwards, was 
state-of the art, integrating coroners court, mortuary, post mortem rooms, 
viewing chapel, witnesses’ waiting room etc.  

- although changed over the years, it is attractive and retains historic value 
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- the Council identify it as a Significant Unlisted Building contributing to the 
character of the area and the boundary of the proposed Castlegate 
Conservation Area was deliberately drawn to include it 

- retention of the building is favourable 
- The Old Coroners Court forms one of a collection of unlisted significant 

buildings that contribute to the character of the area along with nearby listed 
buildings and distinctive new riverside development 

- any replacement building should make a significant contribution to the 
character of the area, be distinctive and high quality 

- the proposed development has little design development and is mundane 
- the agent is critical of the councils failure to agree alternative proposals that 

would have retained the historic building 
- any report to planning committee needs to address previous proposals which 

saw the retention of the building  
 
Five letters of representation have been received; the comments raised are detailed 
below:  
 

- this beautiful part of our heritage should not be destroyed; there must be an 
alternative way rather than knocking the building down  

- the existing building is a beautiful example of architecture and a piece of 
Sheffield’s history, to replace it with an ugly block of flats is an outrage 

- the development might bring in money, but the cost to the city is more 
important 

- should be ashamed to even consider this project 
- would like to see Sheffield thrive over neighbours such as Leeds and 

Manchester, in order to do this and make the city great for tourists and 
investors, a mix of old and new buildings is needed  

- there are so many other brownfield sites with unattractive buildings that could 
be used for this block of flats and would avoid demolishing a historic building 

- existing building should be retained and reused, it could be used as a school, 
offices or sold to the university 

- the council has already destroyed many old beautiful buildings and replaced 
them with eye sores which are now outdated  

- the Coroners Court should be listed and protected for future generations  
- reference is made in the planning statement to a design and access 

statement but this document is not available on the website 
- the advert appeared in the telegraph on the 11th July but the official neighbour 

consultation is dated the 16th July, this could put people off commenting  
 
PLANNING ASSESSMENT 
 
National Planning Context  
 
The NPPF sets out the Government's planning policies for England and how these 
are expected to be applied.  The key goal is the pursuit of sustainable development, 
which involves seeking positive improvements in the quality of the built, natural and 
historic environment, as well as in people's quality of life.  The following assessment 
will have due regard to these overarching principles.  
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Land Use  
 
The relevant local policy documents are the adopted Unitary Development Plan 
(UDP, 1998) and the Sheffield Development Framework (SDF) Core Strategy 
document (2008).  The Core Strategy is more up to date, providing the overall spatial 
strategy for the period 2008 to 2026.   
 
The site is located within a General Industry Area B (without special industries) in the 

adopted Sheffield Unitary Development Plan (1998).  Policy IB5 of the UDP relates 

to development in such areas and advises that whilst Business (B1), General 

Industry (B2) and Warehousing (B8) uses are preferred, a range of other uses 

including small shops (A1), food and drink (A3) and leisure and recreation (D2) may 

also be considered acceptable.  Housing (C3) is identified as an unacceptable use.  

However, there have been a number of predominantly residential developments 

approved and built around the application site and the vision for the area has 

dramatically changed since the UDP designation.  

 
The Core Strategy contains policies supporting the changes that have occurred 
around the application site; actively encouraging new housing and discouraging the 
expansion of manufacturing and industry. These relevant policies include: 
 

Policy CS6 ‘Manufacturing and the City Centre’ (c) identifies the area as a transition 
area where manufacturing in the City Centre should be encouraged to relocate.  This 
approach is continued in Policy CS17 ‘City Centre Quarters’ where part (l) identified 
the Wicker/Riverside as ‘a gateway location on the Inner Relief Road and key 
business area with new housing taking full advantage of the opportunities presented 
by the river’.  
 
Policy CS22 of the Core Strategy sets out Sheffield’s housing targets until 2026. The 
NPPF 2019 provides more up to date guidance on this matter and requires local 
authorities to identify a 5 year supply of specific 'deliverable' sites for housing. The 
Council is in the process of updating its 5-year housing land supply position and in 
light of the recently changed assessment regime (identified in the revised NPPF 
(2019) and associated Practice Guidance) further detailed work is required. The 
Council will therefore be undertaking additional work, including engagement with 
stakeholders, to reflect the requirements of national policy and guidance before 
publishing its conclusions in a monitoring report later this year (2019).  
 
The Council cannot demonstrate a five year supply at this time and the Council's 
most recent assessment of supply, contained in the SHLAA Interim Position Paper 
(2017), showed a 4.5 year supply of sites. The 77 apartments within this 
development will make a positive contribution towards the Councils housing land 
supply of deliverable sites, which is afforded appropriate weight as a material 
consideration in the determination of this application. 
 
The proposal would make use of a sustainably located brownfield site, and make 
efficient use of land by delivering a high density of development (approximately 700 
dwellings per hectare). The proposal therefore accords with CS24 and CS26 of the 
Core Strategy and the guidance contained in paragraph 117 and 122 of the NPPF.  
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Core Strategy policy CS41 ‘Creating Mixed Communities’ seeks to create a broad 
range of household sizes and types.  Typically the policy requires developments of 
over 60 units to have no more than half the homes as a single type.  In this instance 
77 units are proposed and 64 of them are one-bed apartments.  As such the 
development does not technically comply with CS41.  However, any conflict is 
outweighed by the fact that this scheme makes efficient use of a sustainably located 
brownfield site, aids regeneration of the area and will contribute the Council’s 5 year 
supply of deliverable sites.   
 
The inclusion of ground floor commercial units is welcome and will help achieve the 
vision for a mixed use area as set out in CS17.  The units are all small in scale and 
so the sequential test does not need to be applied, it is considered that they will 
serve a local function and will not be harmful to the vitality or viability of nearby 
centres.  
 
Flood Risk  
 
Paragraph 155 of the NPPF advises that inappropriate development in areas at risk 
of flooding should be avoided by directing development away from areas at highest 
risk of flooding, but where development is necessary, making it safe without 
increasing flood risk elsewhere.   
 
Policy CS67 of the Core Strategy (Flood Risk Management) states that, where there 
is an overriding case for developing in a zone with a high probability of flooding, 
development will only be permitted if more vulnerable uses, including housing, are 
located above ground level, the building is designed to be resilient to flood damage 
and adequate on and off-site flood protection measures are provided. 
 
The site falls within flood zone 3a and has a high probability of flooding with a 1 in 
100 or greater annual probability of river flooding.  Table 2 of The Flood Risk and 
Coastal Change Planning Guidance sets out the vulnerability classification of 
different types of development.   In accordance with these classifications the 
proposed development is for ‘less vulnerable’ uses at ground floor with ‘more 
vulnerable’ uses above.  Table 3 of this document states that ‘less vulnerable uses 
are acceptable in flood zone 3a whilst more vulnerable development will be 
permitted subject to the exception test being passed.  
 
The applicant has submitted a sequential test in order to demonstrate that there are 
no sequentially preferable sites at lower risk of flooding.  The search area for the 
sequential test has been limited to the Wicker/Riverside Area as set out in the 
Wicker/Riverside Action Plan.   This is the same as the search area that was 
considered in relation to the previous application (15/01657/OUT) and is considered 
suitable.  The Sequential Test concludes that there are no sequentially preferable 
sites, i.e. no other reasonably available sites in lower floor risk areas to which this 
development could be directed and this is accepted.  
 
In accordance with paragraph 159 and 160 of the NPPF, if the sequential test is 
passed then the exception test should be applied.  This must demonstrate that the 
development would provide wider sustainability benefits to the community that 
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outweigh the flood risk.  Furthermore, it should show that the development will be 
safe for its lifetime taking account of the vulnerability of its users, without increasing 
flood risk elsewhere, and, where possible, will reduce flood risk overall.  
 
The proposal for ground floor commercial uses and 77 residential apartments above 
is acceptable in principle as detailed previously.  The proposal will allow 
redevelopment of the site, providing new housing which will accord with the vision for 
the Wicker Riverside Area as described in the Wicker Riverside Action Plan as ‘…a 
new mixed use neighbourhood within the City Centre with a distinctive character and 
identity.  More than 3000 residents live in a mix of waterfront apartments and 
residential conversions of existing buildings. … The area is a centre for local 
employment with new offices and commercial premises taking advantage of the 
good links to the City Centre and the Inner Relief Road.’ 
 
New flood defence walls have been constructed along Nursery Street and have been 
designed for a 1 in 100 year event plus a 400mm allowance for climate change to 
the year 2039.  These will offer protection for the application site but may not protect 
against extreme events; this residual risk needs to be accommodated by the finished 
floor levels of the new development.  
 
The Environment Agency have currently lodged an objection to the development on 
the basis that the Flood Risk Assessment did not specify a finished floor level for the 
proposed development.  An amended Flood Risk Assessment has been submitted 
which now includes this information and the Environment Agency have been asked 
to comment further.  A response has not yet been received and an update will be 
provided at committee.  However it is worth noting that there is likely to be an 
achievable solution based on an appropriate finished floor level.   
 
Subject to the removal of the Environment Agency’s objection, the proposed 
development is considered to comply with the requirements of the NPPF and Core 
Strategy Policy CS67.  
 
Design  
 
Demolition of Existing Building  
 
The Old Coroners Court is an attractive two-storey red brick building with horizontal 
stone banding and an attractive roofscape.  The building is identified in the Urban 
Design Compendium as a significant unlisted building.  
 
The previous approval saw retention of the existing building, however redevelopment 
of the site in accordance with this approval was not considered to be viable and has 
not been implemented. This permission is no longer extant.    
 
During pre-application discussions the Local Authority expressed a strong desire for 
the existing building to be retained.  A number of design options were put forward by 
the applicant with this aim, however they all involved the inclusion of a tall building to 
off-set the cost of retention.  The Local Planning Authority were unable to support 
any of these options given the scale of the new build element and the impact of this 
on the character and appearance of both the retained building and surrounding area.  
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Consequently, a demolition prior notification application was submitted for the 
demolition of the existing building on site.  Such an application allows Local 
Authorities to consider only the method of demolition and the way in which the site 
will be made safe following demolition.  It was determined that these details were 
acceptable and given that there are no powers to consider any other matters, prior 
approval was deemed not to be required.   
 
It is also noted that the building is not listed and does not fall within a conservation 
area and as such benefits from no formal protection. 
 
In light of the above, the demolition of the existing building has been established in 
principle and so cannot reasonably be considered as a significant material 
consideration in respect to the current application.  
 
Design of new Development  
 
Paragraph 124 of the NPPF identifies that good design is a key aspect of sustainable 
development.  Paragraph 127 then goes on to set out a series of requirements 
including that development should add to the quality of the area; have good 
architecture, layout and landscaping: be sympathetic to local character and history: 
establish a strong sense of place and create welcoming and distinctive 
environments.  
 
UDP Policy BE5 ‘Building Design and Siting’ and Core Strategy Policy CS74 ‘Design 
Principles’ set out the design principles. Policy BE5 requires development to 
incorporate good design, the use of high quality materials and encourages original 
architecture.  New buildings should complement the scale, form and architectural 
style of surrounding buildings and the design should take account of the natural and 
built features of the site.  
 
Core Strategy Policy CS74 states that high quality development will be expected 
which respects, takes advantage of and enhances the distinctive features of the city, 
its districts and neighbourhoods. It also states that development should contribute to 
place making and contribute to a healthy, safe and sustainable environment which 
promotes the city’s transformation and helps to transform the character of physical 
environments that have become run down and are lacking in distinctiveness. 
Development should also enable all people to gain access safely and conveniently, 
providing, in particular for the needs of families , children, disabled and elderly 
people and should contribute towards creating attractive, sustainable and successful 
neighbourhoods.  
 
Layout and Scale  
 
The proposal is for built development facing all road frontages, set at the back edge 
of the footway, reflecting the building line and the predominant character of built form 
in the area. The development provides a central courtyard area which will provide 
amenity space for residents and includes a ground floor glazed lobby area linking to 
the outside amenity space.  
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Amendments have been received during the course of the application.  The 
proposed development is now 7 storeys fronting Nursery Street, 6 storeys along 
Wicker Lane and 5 storeys to the rear on Nursery Lane.   The height of the 
development on Nursery Street is greater than adjacent developments; however it is 
considered that the scale is appropriate in the context of the wide highway and 
adjacent river corridor and developments on the opposite side of the river.  
Furthermore, permission has been granted at 58 Nursery Street (18/04146/FUL) for 
the erection of two 12 storey blocks and one 7 storey block.  The culmination of 
these developments will establish the vision of the Wicker Riverside Area as detailed 
in the Wicker Riverside Action Plan and aid the regeneration of the area.   
 
The development steps down to Wicker Lane and Nursery Lane, the scale of the 
development to Nursery Lane is similar to the adjacent building. This is welcomed 
and will ensure the development does not appear overbearing to these narrow 
secondary lanes.   
 
Design detailing  
 
The proposed building comprises a large double height active ground floor frontage 
to Nursery Street and Nursery Lane.  This is welcome and will enliven the street 
scene and vibrancy of the locality.   The front elevation is arranged around four bays 
which flow upwards from the ground floor openings.  Windows feature recessed brick 
work detailing to add visual interest and articulation to the elevation. The rear 
elevation is similar in appearance with double storey ground floor and brick work 
detailing around windows. The side elevation is simplified and features a transition to 
a lighter brick, high quality materials and detailing including deep reveals are key to 
ensuring a successful building and will be secured by condition.  
 
The front and rear elevations are constructed from red brick, reflecting the 
predominant material in the locality.  The side elevation is currently shown to be buff 
brick, this is also present elsewhere in the locality, albeit in lesser quantities.  
 
The design approach is contemporary and subject to appropriate materials and 
detailing, which will be secured by condition, the scheme is considered to contribute 
positively to the character and appearance of the street scene.  
 
The development is set away from the nearest listed buildings and conservation 
areas by a sufficient distance to ensure that it does not have any impact on these 
heritage assets.  
 
It is considered that the proposal will make a positive addition to the area and 
contribute to the redevelopment of the wider Wicker Riverside Area. As such it is 
compliant with the listed policies  
 
Residential Amenity  
 
Policy IB9 ‘Conditions on Development in Industry and Business Areas’ states that 
new development or change of use applications will be permitted provided that they 
would not cause residents or visitors in any hotel, hostel, residential institution or 
housing to suffer from unacceptable living conditions.  
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The plans indicate that all residential accommodation will benefit from adequate light 
and outlook. The plans indicate the provision of an amenity area for residents within 
the central courtyard and this is welcomed.  There is also easy access to the pocket 
park opposite.  
 
The nearest residential properties are located to the south east in Riverside Court 
and to the south in City Wharf.  Separation distances of approximately 21 metres 
and 24 metres will separate the new development from these residential properties, 
this is sufficient to ensure that there is not a harmful impact to the amenities of 
existing residents.  Separation distances to other existing development is set by the 
street widths, this is considered acceptable and does not give rise to any harmful 
overlooking, overbearing or overshadowing of adjoining properties.  
 
The proposed range of commercial units (A1/A2/A3/B1) will not have a harmful 
impact on the amenities of proposed residents or the occupiers of neighbouring 
building subject to appropriate hours of use and relevant conditions to control fume 
extraction and noise.  
 
A noise report has been submitted in support of the application.  This identifies noise 
from the surrounding roads and extraction fans and ducting from commercial 
premises fronting the Wicker as the main noise sources. The report details that in 
order to satisfy internal noise criteria, mitigation in the form of appropriate glazing 
and mechanical ventilation must be incorporated into the scheme.   
 
The Environmental Protection Service have viewed the document and consider it to 
be satisfactory; a number of conditions are recommended in order to ensure that 
acceptable internal noise levels are achieved.  
 
Based on the above the proposed scheme will provide future residents and 
surrounding uses with adequate amenity. 
 
Sustainability  
 
Core Strategy Policy CS64 ‘Climate Change, Resources and Sustainable Design of 
Development’ expects all new buildings to be energy efficient and to use resources 
sustainably. 
 
Core Strategy Policy CS65, relates to renewable energy and carbon reduction and 
requires that all significant developments should provide a minimum of 10% of their 
predicted energy needs from decentralised and renewable or low carbon energy.  
 
The proposed development will make more efficient use of a brownfield site and help 
regenerate the local economy through the provision of commercial units and through 
more residents living in the local area.  
 
The development is located in a sustainable location in the city centre, within walking 
distance of a range of amenities and close to excellent public transport links.   
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Information submitted in the Sustainability Statement expresses a commitment to a 
low carbon footprint through the use of low energy construction techniques and low 
energy technologies.  
 
The proposal complies with the requirements of CS64 and CS65, a condition will be 
attached to secure the provision of decentralised and renewable or low carbon 
energy.  
 
Highways  
 
The NPPF states at paragraph 109 that ‘development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe’.  
Paragraph 110 goes on to state that priority should be first given to pedestrian and 
cycle movements and second to facilitating access to high quality public transport.   
 
IB9 (f) requires development to be adequately served by transport facilities and 
provide safe access to the highway network and appropriate off street parking. H5 – 
requires adequate off street parking for the people living there. 
 
Policy CS23 – states that new housing development will be concentrated where it 
would support urban regeneration and make efficient use of land and infrastructure. 
The main focus will be on suitable and sustainable sites. 
 
No parking is proposed as part of the development.  The surrounding streets are 
within the Outer Parking Zone, this restricts on-street parking (except in marked out 
bays) between 08:00 – 20:30 hours Monday – Sunday.  Given these restrictions it is 
unlikely that future residents would choose to own a car, any parking demand would 
need to be absorbed legitimately within car parks or paid for bays within the locality.  
 
However the site is located within the city centre within walking distance of a range 
of facilities and amenities including educational and employment opportunities.  The 
primary pedestrian routes surrounding the site benefit from well surfaced pavements, 
dropped kerbs and tactile pacing.   
 
The scheme is located in close proximity to a number of cycle routes and includes an 
internal cycle store that can accommodate 44 bikes.   
 
The site is located in close proximity to a number of bus stops which offer access to 
high frequency bus services and a wide range of destinations.  The nearest 
supertram stop is 600 metres away; this is considered to be within an acceptable 
walking distance and provides an alternative option for high frequency public 
transport.  
 
The above demonstrates that the site is in a sustainable location and prioritises 
pedestrian and cycle movements, then public transport.  The impact on the local 
highway network will be negligible.  As such the development is in accordance with 
the NPPF and local policy.  
 
Access 
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UDP Policy BE7 ‘Design of Buildings Used by the Public’ expects that all buildings 
which are used by the public allow people with disabilities safe and easy access to 
the building and to appropriate parking spaces.  
 
The plans indicate that level access will be provided into the commercial units and 
that doors will have a minimum effective clear width of 1000mm.  A condition will be 
attached to ensure that the development includes these accessibility measures.  
 
Finally, UDP Policy H7 ‘Mobility Housing’ and the associated Supplementary 
Planning Guidance encourage the incorporation of 25% of homes within a new 
development to be built to the Mobility Housing Standard. However, in the absence 
of an up to date local policy, this can no longer be required following the findings of 
the Government’s Housing Standards Review which were required to be 
implemented by all planning authorities from 1 October 2015. 
 
Drainage  
 
Core Strategy Policy CS67 ‘Flood Risk Management’ seeks to ensure that all 
developments significantly limit surface water run-off and utilise sustainable drainage 
systems where feasible and practicable.  
 
A drainage strategy is included in the Flood Risk Assessment.  This considers 
sustainable drainage options in accordance with the drainage hierarchy.  Ground 
infiltration is discounted as a result of the presence of deep made ground and 
impermeable clay and mudstone.  Drainage to the nearest watercourse (The River 
Don, 40 m to the west) is also discounted as it would require crossing third party 
land.  The strategy at present involves connecting to existing sewers using existing 
connections with a commitment to reduce surface water discharge rates by 30%.   
 
The final strategy requires detailed consideration and approval which will be secured 
by condition.  
 
Archaeology  
 
UDP Policy BE22 relates to 'Archaeological Sites and Monuments' and states that 
these will be preserved, protected and enhanced. Where disturbance of an 
archaeological site is unavoidable, the development will be permitted only if (a) an 
adequate archaeological record of the site is made; and (b) where the site is found to 
be significant, the remains are preserved in their original position. 
 
A Heritage Statement and Assessment of Archaeological Potential has been 
submitted in support of the application.  This details that prior to the use of the site 
for the Old Coroners Court it was a mixture of domestic, retail and industrial buildings 
and before this was undeveloped until the early 1800s.  
 
The development of the Old Coroners Court may have had a negative impact on any 
19th century development.  Further, records show that bomb damage in 1940 may 
have compromised the integrity and survival of any remains.  Nonetheless, the report 
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recommends that a programme of archaeological investigations is carried out in 
order to assess the archaeological potential of the site.  
 
Affordable Housing  
 
Core Strategy Policy CS 40 ‘Affordable Housing’ states that, in all parts of the city, 
new housing developments will be required to contribute towards the provision of 
affordable housing where practicable and financially viable. The Affordable Housing 
Interim Planning Guidance (IPG) was updated in 2014 and it should be read 
alongside Policy CS40. 
 
IPG Guideline 2 identifies the site as being located within the “City Centre” 
Affordable Housing Market Area and there is no contribution required towards 
affordable housing provision. 
 
CIL  
 
The site is within Charging Zone 2 and therefore the charge that is levied upon this 
application is £0 per square metre.  
 
RESPONSE TO REPRESENTATIONS  
 
The points raised through representation have been addressed in the report.  
 
SUMMARY AND RECOMMENDATION 
 
The proposed redevelopment of the site for ground floor commercial uses with 
residential apartments above will help regenerate the Wicker Riverside Area and 
fulfil the vision of a mixed use neighbourhood.  The site is in a highly sustainable 
location and redevelopment of brownfield land to meet housing land requirements is 
viewed positively.  
 
The demolition of the Old Coroners Court building is regrettable but has already 
been established through a separate process. The scale, siting and quality of the 
proposal are considered to be acceptable and will sit comfortably in the context of 
new and proposed development.   
 
Subject to resolution of the Environment Agency’s objections the scheme is 

considered to comply with adopted local policies and the guidance provided in the 

NPPF and therefore it is recommended that planning permission is granted 

conditionally. 
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Case Number 

 
19/01605/FUL (Formerly PP-07826241) 
 

Application Type Full Planning Application 
 

Proposal Change of use from shop (Use Class A1 - retail) to 
micropub (Use Class A4 - drinking establishment) 
including erection of shop front and 2 x front dormer 
windows and alterations to rear elevation including 
installation of roller shutter 
 

Location Mosborough Motor Spares 
38C - 38D High Street 
Mosborough 
Sheffield 
S20 5AE 
 

Date Received 07/05/2019 
 

Team City Centre and East 
 

Applicant/Agent R Bryan Planning 
 

Recommendation Grant Conditionally 
 

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

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

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

following approved documents: 
  
 Plans as Proposed Julie Murray Architecture m/19/02 published on 02 

September 2019. 
 
 Elevations as Proposed Julie Murray Architecture m/19/03/A published on 07 

May 2019. 
 
 R Bryan Planning Noise Management Plan  
  
 Reason:  In order to define the permission. 
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Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 3. No externally mounted plant or equipment for heating, cooling or ventilation 

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

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

adjoining property. 
 
 4. Prior to the commencement of the development hereby approved a scheme of 

sound attenuation works shall have been installed and thereafter retained. 
Such scheme of works shall: 

  
 a) Be based on the findings of approved noise survey (ref: 12762.01.v2, 
 dated: 07/19, prepared by: NoiseAssess). 
  
 b) Be capable of restricting noise breakout of the commercial use to the street 

to levels not exceeding the prevailing ambient noise level when measured: 
 (i) as a 15 minute LAeq, and; 
 (ii) at any one third octave band centre frequency as a 15 minute LZeq. 
  
 c) Be capable of restricting noise breakout and transmission from the 

commercial use, and any associated plant and equipment, to all adjoining 
 residential accommodation to levels complying with the following: 
 (i) Bedrooms: Noise Rating Curve NR25 (2300 to 0700 hours); 
 (ii) Living Rooms & Bedrooms: Noise Rating Curve NR30 (0700 to 2300 

hours); 
 (iii) Other Habitable Rooms: Noise Rating Curve NR35 (0700 to 2300hours); 
 (iv) Bedrooms: LAFmax 45dB (2300 to 0700 hours). 
  
 [Noise Rating Curves should be measured as an LZeq at octave band centre 

frequencies 31.5 Hz to 8 kHz.] 
  
 Reason:  In the interests of the amenities of the locality and occupiers of 

adjoining property. 
 
 5. No live music or amplified sound shall be played within the building unless a 

scheme of sound attenuation works has been installed and thereafter 
retained.  Such scheme of works shall be capable of restricting noise breakout 
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from the building to the street to levels not exceeding the prevailing ambient 
noise level by more than 3dB when measured; 

 (i) as a 15 minute LAeq, and; 
 (ii) at any one third octave band centre frequency as an 15 minute LZeq. 
 Before such scheme of works is installed full details thereof shall first have 

been submitted to and approved in writing by the Local Planning Authority. 
   
 Reason:  In the interests of the amenities of the locality and occupiers of 

adjoining property. 
 
 6. Unless alternative details are agreed in writing with the Local Planning 

Authority the cheeks and fascias of the hereby approved dormer windows 
shall be tile hung. 

  
 Reason: To ensure an appropriate quality of development. 
 
Other Compliance Conditions 
 
 7. No amplified sound shall be played within the external areas of the 

commercial use hereby permitted nor shall loudspeakers be fixed at any time 
outside the building. 

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

adjoining property. 
 
 8. No customer shall be permitted to be on the premises outside the following 

times: 09:00hrs to 23:00 hrs Monday to Saturday, 09:00hrs to 23:00 hours 
Sundays and Bank Holidays; 

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

adjoining property. 
 
 9. Commercial deliveries to and collections from the building shall be carried out 

only between the hours of 07:00 to 18:00 on Mondays to Saturdays and not at 
all on Sundays and Public Holidays. 

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

adjoining property. 
 
10. Movement, sorting or removal of waste materials, recyclables or their 

containers in the open air shall be carried on only between the hours of 09:00 
to 20:00 Mondays to Saturdays and between the hours of 10:00 to 18:00 on 
Sundays and Public Holidays. 

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

adjoining property. 
 
11. No outside/external area associated with the hereby approved A4 unit shall at 

any time be utilised for seating and/or drinking. In addition, patrons of the 
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hereby approved A4 use shall only have access to the ground floor of the 
premises. 

              
 Reason: In the interests of the amenities of surrounding residents. 
     
Attention is Drawn to the Following Directives: 
 
1. The applicant is advised that noise and vibration from demolition and 

construction sites can be controlled by Sheffield City Council under Section 60 
of the Control of Pollution Act 1974.  As a general rule, where residential 
occupiers are likely to be affected, it is expected that noisy works of 
demolition and construction will be carried out during normal working hours, 
i.e. 0730 to 1800 hours Monday to Friday, and 0800 to 1300 hours on 
Saturdays with no working on Sundays or Public Holidays.  Further advice, 
including a copy of the Council's Code of Practice for Minimising Nuisance 
from Construction and Demolition Sites is available from Environmental 
Protection Service, 5th Floor (North), Howden House, 1 Union Street, 
Sheffield, S1 2SH: Tel. (0114) 2734651, or by email at 
epsadmin@sheffield.gov.uk. 

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

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

 
3. Plant and equipment shall be designed to ensure that the total LAr plant noise 

rating level (i.e. total plant noise LAeq plus  any character correction for 
tonality, impulsive noise, etc.) does not exceed the LA90 background sound 
level at any time when measured at positions on the site boundary adjacent to 
any noise sensitive use. 

 
4. The Local Planning Authority has dealt with the planning application in a 

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

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application site is located within the local shopping area on Mosborough High 
Street. The application site consists of a two-storey mid terraced property formerly 
Mosborough Motor Spares. 
 
The application site consists of Victorian terraced property 4 stories in height with A1 
retail unit at ground floor with residential to the first and second floor. The basement 
will continue to be used for storage. 
 
The property is situated between two residential units (C3) The applicant is seeking 
consent to use the premises as a public house (Use Class A4) serving hot and cold 
beverages.  A small/ancillary proportion of the business would be retail, with 
speciality ale being available to purchase for consumption off site.  
 
The proposal also includes a new shop front, erection of dormer windows to the 
front, removal of the existing chimney and the installation of new windows and a 
roller shutter door to the rear. Access is provided to the rear of the property with 
unrestricted on street parking to the front of the property. Parking is restricted on the 
opposite side of the High Street. 
 
The site sits fairly centrally within the designated Local Shopping Area, however, 
adjacent and directly opposite are residential properties. 
 
The application is accompanied by existing and proposed plans, along with a Design 
and Access Statement and Noise Impact Assessment. 
 
RELEVANT PLANNING HISTORY  
 
There is no recent relevant planning history relating to the site. 
 
SITE ALLOCATION  
 
The site is allocated as a Local Shopping Area as defined by the Sheffield Unitary 
Development Plan (UDP). 
 
RELEVANT LOCAL AND NATIONAL POLCIES 
 
National Planning Policy Framework 
 
The NPPF focuses on the purpose of the planning system in contributing to the 
achievement of sustainable development.  The overarching objectives for delivering 
sustainable development are a) an economic objective b) a social objective c) an 
environmental objective. 
 
Sections of the NPPF relevant to the proposal are: 
 
Section 6   Building a strong, competitive economy. 
Section 7   Ensuring the viability of town centres. 
Section 8   Promoting healthy and safe communities. 
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Section 9   Promoting sustainable transport. 
Section 12 Achieving Well Designed Places. 
 
Sheffield City Council Core Strategy 
 
CS13 Employment Opportunities in Mosborough 
CS 74 Design Principles 
 
Saved Sheffield Unitary Development Plan 
 
S7   Development in District and Local Shopping Centres 
S10 Conditions on Development in Shopping Areas 
BE5 Building Design and Siting  
BE 7 Design of Buildings Used by the Public 
 
SUMMARY OF REPRESENTATIONS 
 
A site notice was posted in addition to letters of direct notification to immediate 
neighbours. 
 
50 letters of representation have been received following publicity on the application. 
These consist of 41 letters of support, 8 letters of objection, including those 
forwarded by the MP’s office. 
 
Objection: 
 
- The parking situation in Mosborough is bad enough for residents without adding to 
it.  
- Concerns regarding noise impact late into the evening arising from people entering 
and leaving the site, antisocial behaviour arising from customers smoking and 
waiting for taxis. 
- There are already 7 drinking establishments and questions the need for another. 
- Current drinking establishments and takeaways already cause disturbance on the 
high street. 
- No provision for additional parking or taxi pickup. 
- Far too close to the proximity of residential premises and the hours are unsociable. 
 
Support: 
 
- Fantastic opportunity for a cultural gathering space and opportunity to peruse local 
beers. 
- Great for the local area and the economy. 
- New lease of life and important for the businesses in the local area.   
- Micro-pubs are a great source of business and good quality establishments with 
good clientele. 
- The proposal is a welcome injection to the village following the decline of the High 
Street. 
- A Micro-pub is a totally different concept to other drinking establishments and will 
attract a different clientele. 
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- Parking has always been an issue the existing Car Spares shop needed parking 
too. 
- Rejecting the application will result in another empty property. 
- Will bring life into the village, increase footfall and interest residents of the village 
and the surrounding area. 
- Glad that someone is willing to invest and enhance the amenities for local people. 
- Excellent idea, doubt that it will result in noise or nuisance due to the nature of the 
use. 
- Will contribute to choice and won’t compete with the other establishments. 
 
CONSULTATION RESPONSES 
 
Highways Development Control – No objections the site is within walking distance of 
public transport provision 
Environmental Protection  - No objections following noise management plan and 
condition required for odour management should hot food be served in the future. 
 
PLANNING ASSESSMENT 
 
The main material planning considerations are: 
 
- Principle of development 
- Dominance of preferred uses 
- Economic Impact 
- Impact on amenity 
- Impact on highways and access 
- Impact on character and appearance of the streetscene 
 
Principle 
 
The proposal site is located within a local shopping parade where there is a mix of 
predominantly commercial and some residential development. 
 
Policy S7 (Development in District and Local Shopping Centres) of the Adopted 
Sheffield UDP states that although shops (A1) are preferred, acceptable uses within 
these centres also include food and drinking outlets (A4). 
 
Therefore, it is considered that the proposed use is acceptable in principle, subject to 
other material considerations being addressed and accepted. 
 
Dominance 
 
Policy S10 of the Sheffield UDP seeks to ensure that the main function or character 
of and existing shopping area is not undermined by new development.  Proposals 
are to be assessed in terms of their scale, location and prominence in the 
streetscene along with the likely effects on pedestrian flows and general level of 
activity along with the number and distribution of other non-retail use in the 
surrounding area.  
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Section a) within Policy S10 (Conditions on Development in Shopping Areas) within 
the UDP states that in such areas new development should not lead to a 
concentration of uses which would prejudice the dominance of preferred uses in the 
area. 
 
Preferred uses for this Local Shopping Centres are A1 (shops). Dominance in this 
case is defined as 50% of ground floor units within the existing centre.  
 
The application site is made up of 2 commercial units (38d and 38c) and there are 18 
premises in the Local Shopping Area, with 6 additional commercial uses opposite 
within the allocated Housing Area. 
 
Of the 18 premises of relevance to this assessment 2 are C3 (residential) and as 
such omitted for the purpose of assessing the dominance of commercial units. 
 
Therefore, there are 16 commercial units. 
 
- 1 unit being the application site proposed for change of use form A1 to A4.  
- 1 unit being vacant A1. 
- 9 units A1 (retail). 
- 3 units A2 (office). 
- 2 units A5 (hot food takeaways). 
 
Therefore, should Members be minded to approve the scheme, 10 units would 
remain as the ‘preferred’ use, with 6 units being as ‘acceptable’ uses. 
   
The A1 preferred uses would therefore form 60% of the local shopping area which is 
above the policy criteria outlined above. It is therefore concluded that the proposal 
complies with Policy S10 (a). 
 
The existing unit has been vacant for some time and as such a new use is also 
welcomed in the interest of providing vitality to the local shopping parade and will 
enhance the offering of the shopping parade as well as having visual benefit. In 
addition it is considered that the new use would have community value. 
 
Economic Impact 
 
National and local planning policy places economic objectives as being important in 
delivering sustainable development. 
 
The proposal, whilst being of relatively low scale, will contribute towards the local 
economy.  The proposal will deliver 1 full time job and 4 part time jobs, in addition to 
bringing back the premises into an employment generating use and the indirect 
benefits to the economy in terms of the short term construction work. 
 
There is significant support to the proposal in terms of the benefits to vitality and 
viability of the local shopping area.   
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The NPPF states that planning should address specific locational requirements of 
different sectors and encourage local investment.  The proposal is considered to 
assist the delivery the objectives in Section 6 of this document.  
 
 Amenity Issues 
 
There has been some objections to the application with regard to the impact of the 
proposal on residential amenity, as identified in the summary of representations 
above. 
 
The concerns concentrate on residential amenity impact and antisocial behaviour. 
 
Section b) within Policy S10 (Conditions on Development in Shopping Areas) within 
the UDP states that new development should not cause residents or visitors in any 
hotel, hostel, residential institution or housing to suffer from unacceptable living 
conditions. 
 
The applicant has applied for opening hours to be 0900 hrs to 2300 hrs Monday to 
Saturday and 1000 hrs to 2300 hrs on Sundays and Bank Holidays. The premises is 
in the centre of the commercial area. Within this area there are other later evening 
uses, however, there are residential properties adjacent and opposite the site.  
 
As such, the applicant has agreed to: 
 
- Provide a Noise Survey and Noise Management Plan. 
- Remove the use from the upper floors using them for ancillary storage only 
reducing the occupation to 40 people at any one time. 
- Create a no smoking area and staff will actively discourage smoking by signage 
and management intervention. 
 
Noise  
 
The noise survey illustrates that there will be no contravention of the recommended 
noise levels either for occupants of adjacent residential units or generally to 
neighbours as a result of noise breakout. Indeed the survey reveals that the 
proposals do not necessitate any extra noise mitigation works due to adequate noise 
mitigation measures currently being in place in terms of soundproofing to party walls.  
The Council’s Environmental Protection Service raises no objections to the proposal. 
 
The premises is small scale which limits the amount of customers being able to 
attend at any one time. Due to this small scale and the current noise mitigation 
measures there would be no significant harm arising from noise within the building 
subject to the adherence of the recommended conditions. 
 
Concerns have been raised by interested parties in respect to noise and disturbance 
that could arise when customers leave the premises after closing time. The noise 
generation would not be significant due to the capacity of the venue and taking 
account of the other night time uses and that the site is located within a Local 
Shopping Area for which this nature of use is considered appropriate. It is 
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considered that the potential harm on residential amenity does not, in this instance, 
outweigh the material planning benefits of the proposal.  
 
Odour 
 
The proposal does not include the provision of hot food, only bar snacks will be on 
offer as such there will be no cooking odour. A condition has been recommended 
should the situation change.  The condition requires details of extract ventilation to 
be submitted an agreed should hot food be provided.  
 
With the imposition of planning conditions the proposal is considered to be 
acceptable from an amenity perspective and is compatible with the expectations of 
Policy S10 and would support the objectives of promoting healthy and safe 
communities as set out in Section 8 of the NPPF in ensuring that established 
facilities are able to develop and modernise for the benefit of the whole community.  
 
Design 
 
The proposal involves operational development in the form of the removal of the 
existing chimney, installation of two pitched roof dormer windows to the roof at the 
front of the building, a new shop front, windows and roller shutter door to the rear.  
 
Section (d) within UDP Policy S10 (Conditions on Development in Shopping Areas) 
states development should be well designed and of a scale and nature appropriate 
to the site.  
 
Policy BE5 of the UDP, Core Strategy Policy CS74 and NPPF section 12 seek to 
promote good design and achieve well design places.  
 
The proposed works will deliver a design uplift the property without adversely 
affecting the character and appearance of the street scene.  The adjacent property 
has recently installed similar dormer windows to the roof at the front and replaced 
the windows and doors. 
 
The new shop front is to be finished in dark grey to match the neighbouring property, 
delivering a modern appearance to the property.  Manifestation is to be fitted 
internally to the windows in the shop front to allow a level of separation from people 
passing along the footpath, whilst still delivering an active street frontage. 
 
A condition will be recommended should Members resolve to grant planning 
permission, to ensure the work is completed in accordance with approved details.  
 
The proposed works will deliver a material improvement in the appearance of the 
building and the street scene and as such it is considered that the proposed 
operational development associated with the change of use adheres to the 
aforementioned policies. 
 
Highways and Access  
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The Local Shopping Centre is serviced by public transport and there is on street 
parking available in the immediate locality. It is also anticipated that the site would be 
frequented by people living in the local area by foot.  
 
The accessibility of the premises and its size and nature would not generate 
significant parking demand, congestion or vehicle movements.  
 
 
The proposal is therefore considered to comply with Section f) of Policy S10 
(Conditions on Development in Shopping Areas) within the UDP states that new 
development should be adequately served by transport facilities and provide safe 
access to the highway network and appropriate off street parking and not endanger 
pedestrians and NPPF Section 9.  
 
The applicant has stated that there will be a removable ramp available to ensure 
access into the property complies with access for all requirements as such the 
proposal is considered to comply with the requirements of Policy BE7 (Design of 
Buildings Used by the Public) of the UDP which states that in all buildings used by 
the public, provision will be expected to allow people with disabilities safe and easy 
access to the building and appropriate parking spaces. 
 
RESPONSE TO REPRESENTATIONS  
 
Many of the issue raised through representation have been discussed above. Some 
concerns have been raised in relation to anti-social behaviour such as the potential 
for guests leaving the site to hang around on the street and dispose of glasses in the 
gardens of nearby residents. 
 
Anti-social behaviour is not a matter for planning, there are other regulations and 
legislations with powers to deal with such matters. 
 
The careful management of the site will ensure that these behaviours are not the 
norm.  The applicant has confirmed commitment to working with the local community 
to deliver a facility that will be an asset the community which is welcomed by the 
many letters of support for the proposal.  
 
SUMMARY AND RECOMMENDATION 
 
The use of the premises as a micro-pub is acceptable in principle and does not 
prejudice the role of the Local Shopping Centre in terms of dominance. Whilst there 
are some concerns about the proximity of the site to residential properties and 
concerns raised with regard to harmful impact on residential amenity in particular, 
through noise disturbance, these concerns can be adequately addressed by 
conditions and other legislation.   
 
The application has received significant support from the local community in that the 
proposal would bring a vacant premises back into use and enhance the vitality and 
viability of the Local Shopping Area and the local economy.  
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The scheme does not pose significant highway safety implications and is located 
sustainably in terms of alternative transport options. 
 
Taking account of all of the material planning issues, on balance it is concluded that 
the scheme is compliant with policies S10, BE7 and BE5 of the UDP, Policy CS74 of 
the Core Strategy and the relevant objectives of the NPPF. For these reasons it is 
recommended that planning permission is granted.   
 
Recommendation: Grant Conditionally. 
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Case Number 

 
19/00451/FUL (Formerly PP-07601617) 
 

Application Type Full Planning Application 
 

Proposal Demolition of residential building and erection of 
seven-storey student accommodation building (Use 
Class Sui Generis) comprising 77no units with ancillary 
parking and rooftop landscaping 
 

Location 16 Hodgson Street 
Sheffield 
S3 7WQ 
 

Date Received 06/02/2019 
 

Team City Centre and East 
 

Applicant/Agent Yeme Architects 
 

Recommendation Grant Conditional Subject to Legal Agreement 
 

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

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

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

following approved documents:  
 500951 - PL-05F - Proposed First Floor Plan 
 500951 - PL-04F - Proposed Ground Floor Plan 
 500951 - PL-02H - Roof Plan 
 500951 - PL-10F - Proposed Sixth Floor Plan 
 500951 - PL-08F - Proposed Fourth Floor Plan 
 500951 - PL-09F - Proposed Fifth Floor Plan 
 500951 - PL-12D - Proposed General Section 
 500951 - PL-13B - Typical Disabled Room excluding the internal layout of 

the room 
 500951 - PL-01E - Location Plan 
 500951 - PL-03A - Existing Demolition Plan 
 500951 - PL-06F - Proposed Second Floor Plan 
 500951 - PL-07F - Proposed Third Floor Plan 
 500951 - PL-11H - Proposed Elevations 
 Green Roof specification as set out in the Drainage report 
 Reason:  In order to define the permission. 
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Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes 
for definition) 
 
 
 3. Development shall not commence until a Construction Environmental 

Management Plan (CEMP) has been submitted to and approved by the local 
planning authority.  The CEMP shall assist in ensuring that all site activities 
are planned and managed so as to prevent nuisance and minimise 
disamenity at nearby sensitive uses, and will document controls and 
procedures designed to ensure compliance with relevant best practice and 
guidance in relation to noise, vibration, dust, air quality and pollution control 
measures 

  
 Reason:  In order to minimise the amenity impact of construction activities 

on residential neighbours and local amenity. 
 
 4. Intrusive investigations as recommended in the approved Phase I Desk 

Study & Site Walkover report; Sub Surface NE Ltd ref. NE3770; Nov 2018 
shall be carried out and be the subject of a Phase II Intrusive Site 
Investigation Report which shall have been submitted to and approved in 
writing by the Local Planning Authority prior to construction works 
commencing. The Report shall be prepared in accordance with 
Contaminated Land Report CLR11 (Environment Agency 2004). 

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

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

 
 5. Any remediation works recommended in the Phase II Intrusive Site 

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

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

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

 
 6. All development and associated remediation shall proceed in accordance 

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

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

dealt with. 
 
 7. No development shall commence until a report has been submitted to and 

approved in writing by the Local Planning Authority, identifying how a 
minimum of 10% of the predicted energy needs of the completed 
development will be obtained from decentralised and renewable or low 
carbon energy, or an alternative fabric first approach to offset an equivalent 
amount of energy.  Any agreed renewable or low carbon energy equipment, 
connection to decentralised or low carbon energy sources, or agreed 
measures to achieve the alternative fabric first approach, shall have been 
installed/incorporated before any part of the development is occupied, and a 
report shall have been submitted to and approved in writing by the Local 
Planning Authority to demonstrate that the agreed measures have been 
installed/incorporated prior to occupation. Thereafter the agreed equipment, 
connection or measures shall be retained in use and maintained for the 
lifetime of the development. 

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

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

 
 8. No development shall commence until detailed proposals for surface water 

disposal, including calculations to demonstrate a 30% reduction compared 
to the existing peak flow based on a 1 in 1 year rainfall event have been 
submitted to and approved in writing by the Local Planning Authority. This 
will require the existing discharge arrangements, which are to be utilised, to 
be proven and alternative more favourable discharge routes, according to 
the hierarchy, to be discounted. Otherwise a greenfield rate of 3.5l/sec will 
apply. An additional allowance shall be included for climate change effects 
for the lifetime of the development. Storage shall be provided for the 
minimum 30 year return period storm with the 100 year return period storm 
plus climate change retained within the site boundary. The building shall not 
be occupied unless the approved details have been implemented. 

   
 Reason:  In the interests of sustainable development and given that 

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

 
 9. No development shall commence until details of the means of ingress and 

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

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

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

 
10. The development shall not be begun until improvements to surfacing of the 

footpaths to Hodgson Street and Milton Lane along the frontages of the 
development site in accordance with the palette of materials in the Urban 
Design Compendium have either 

  
 a) Been carried out or 
 b) Arrangements have been entering into to ensure the improvements are 

carried out before the development is brought into use. 
  
 Reason: In the interests of improving the pedestrian facilities and visual 

amenity to facilitate the introduction of the residential use into a commercial 
area and in accordance with the Urban Design Compendium 

 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
11. A comprehensive and detailed hard and soft landscape scheme for the site 

shall be submitted to and approved in writing by the Local Planning Authority 
before any above ground works commence, or within an alternative 
timeframe to be agreed in writing by the Local Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
12. Prior to the improvement works indicated in condition 10 being carried out, 

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

  
 Reason: In the interests of improving the pedestrian facilities and visual 

amenity to facilitate the introduction of the residential use into a commercial 
area and in accordance with the Urban Design Compendium 

 
13. Prior to the disabled rooms being fitted out revised details of the internal 

layout shall be submitted to and approved by the local planning authority 
thereafter the approved details shall be implemented before the building is 
used. 

  
 Reason:  In the interests of ensuring the design is easy for disabled students 

to use in the interests of encouraging inclusive access. 
 
14. 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 
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development is commenced. Thereafter, the development shall be carried 
out in accordance with the approved details. 

  
 Reason:  In order to ensure an appropriate quality of development. 
 
15. Large scale details, including materials and finishes, at a minimum of 1 to 20 

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

  
 Brickwork detailing 
 Balustrades 
   
 Thereafter, the works shall be carried out in accordance with the approved 

details. 
  
 Reason: In order to ensure an appropriate quality of development. 
 
16. 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 before any masonry works commence and 
shall be retained for verification purposes until the completion of such works. 

  
 Reason:   In order to ensure an appropriate quality of development. 
 
17. No demolition and/or construction works shall be carried out unless 

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

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

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

 
18. Notwithstanding the details shown on the approved plans a revised parking 

and cycle storage arrangements shall be submitted to and approved by the 
Local Planning Authority before the construction of the ground floor 
commences and thereafter the approved details shall be implemented 
before the building is used. 

  
 Reason: In the interests of the efficient operation of the car park and 

encouraging inclusive access to the site. 
 
19. The building shall not be used unless all redundant accesses have been 

permanently stopped up and reinstated to kerb and footway, and any 
associated changes to adjacent waiting restrictions that are considered 
necessary by the Local Highway Authority including any Traffic Regulation 
Orders are implemented. The means of vehicular access shall be restricted 
solely to those access points indicated in the approved plans. 
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 Reason:  In the interests of highway safety and the amenities of the locality 

it is essential for these works to have been carried out before the use 
commences. 

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

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

  
 Reason: In the interests of highway safety and the amenities of the locality it 

is essential for this scheme to be in place before the use commences. 
 
21. Before any above ground works commence, or within an alternative 

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

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

accordance with Unitary Development Plan for Sheffield Development 
Framework Core Strategy. 

 
22. Prior to construction above ground level commending details of a public art 

scheme shall be submitted to and approved by the local planning authority.  
Thereafter the approve details shall be implemented before the building is 
brought into use. 

  
 Reason: In the interests of the visual amenities of the locality and in 

accordance with Unitary Development Plan policy BE12 
 
23. The residential accommodation hereby permitted shall not be occupied 

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

 a) Be based on the findings of an approved noise survey of the 
application site, including an approved method statement for the noise 
survey. 

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

partially open, include a system of alternative acoustically treated ventilation 
to all habitable rooms. 
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 Before the scheme of sound insulation works is installed full details thereof 
shall first have been submitted to and approved in writing by the Local 
Planning Authority. 

  
 Reason: In the interests of the amenities of future occupiers of the 

development 
  
24. Before the use of the development is commenced, Validation Testing of the 

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

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

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

  
 Reason: In the interests of the amenities of occupiers of the development 
 
25. The approved landscape works shall be implemented prior to the 

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

  
 Reason:  In the interests of the visual amenities of the locality it is essential 

for these works to have been carried out before the use commences. 
 
26. Upon completion of any measures identified in the approved Remediation 

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

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

dealt with. 
 
Other Compliance Conditions 
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27. A minimum of two disabled rooms shall be full fitted out for disabled use in 
accordance with the approved plans prior to the building being used and 
thereafter retained. 

  
 Reason: In the interests of meeting the needs of diabled people 
 
28. Surface water and foul drainage shall drain to separate systems. 
  
 Reason:  To ensure satisfactory drainage arrangements. 
  
29. Notwithstanding the details shown on the approved plans the first opening 

leaf of the double doors shall be widened to enable a wheelchair to pass 
through and the lobby to the gym shall be increased in size to enable 
wheelchair users to move clear of one door before using the next one. 

  
 Reason: In the interests of the allowing easy access through the building for 

disabled people. 
 
30. No externally mounted plant or equipment for heating, cooling or ventilation 

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

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

adjoining property. 
 
31. The car park 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. 

  
 Reason:  In the interests of the safety of road users. 
 
32. 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. 

  
 Reason:  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 Directives: 
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1. The Local Planning Authority has dealt with the planning application in a 
positive and proactive manner and sought solutions to problems where 
necessary in accordance with the requirements of the National Planning 
Policy Framework. 

 
2. Plant and equipment shall be designed to ensure that the total LAr plant 

noise rating level (i.e. total plant noise LAeq plus  any character correction 
for tonality, impulsive noise, etc.) does not exceed the LA90 background 
sound level at any time when measured at positions on the site boundary 
adjacent to any noise sensitive use. 

 
3. The required CEMP should cover all phases of demolition, site clearance, 

groundworks and above ground level construction.  The content of the 
CEMP should include, as a minimum; 

 
 - Reference to permitted standard hours of working; 
 - 0730 to 1800 Monday to Friday 
 - 0800 to 1300 Saturday 
 - No working on Sundays or Public Holidays 
 - Prior consultation procedure (EPS & LPA) for extraordinary working hours 

arrangements. 
 - A communications strategy for principal sensitive parties close to the site.  
 - Management and control proposals, including delegation of responsibilities 

for monitoring and response to issues identified/notified, for; 
 - Noise - including welfare provisions and associated generators, in addition 

to construction/demolition activities. 
 - Vibration. 
 - Dust - including wheel-washing/highway sweeping; details of water supply 

arrangements. 
 - A consideration of site-suitable piling techniques in terms of off-site 

impacts, where appropriate. 
 - A noise impact assessment - this should identify principal phases of the 

site preparation and construction works, and propose suitable mitigation 
measures in relation to noisy processes and/or equipment. 

 - Details of site access & egress for construction traffic and deliveries. 
 - A consideration of potential lighting impacts for any overnight security 

lighting. 
 
 Further advice in relation to CEMP requirements can be obtained from SCC 

Environmental Protection Service; Commercial Team, Fifth Floor (North), 
Howden House, 1 Union Street, Sheffield, S1 2SH: Tel. (0114) 2734651, or 
by email at eps.commercial@sheffield.gov.uk. 

 
4. The Local Planning Authority has dealt with the planning application in a 

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

 
5. The construction of the development may lead to the temporary loss of on-

street parking bays. In such circumstances you may be required to fund the 

Page 77



 

installation of replacement parking bays including any associated Traffic 
Regulation Order, to offset the temporary loss of parking in the vicinity of the 
development. 

 
6. 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. You should apply for 
permission, quoting your planning permission reference number, by 
contacting: 

  
 Ms D Jones 
 Highways Development Management 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield  
 S1 2SH 
  
 Tel: (0114) 273 6136 
 Email: dawn.jones@sheffield.gov.uk 
 
7. As the proposed development abuts the public highway you are advised to 

contact the Highways Co-ordination Group prior to commencing works: 
  
 Telephone: 0114 273 6677 
 Email: highways@sheffield.gov.uk 
  
 They 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. 

 
8. 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 on the Council 
website here: 

  
 https://www.sheffield.gov.uk/content/sheffield/home/roads-

pavements/address-management.html 
  
 The guidance document on the website includes details of how to apply, and 

what information we require. For further help and advice please ring 0114 
2736127 or email snn@sheffield.gov.uk 

  
 Please be aware that failure to apply for addresses at the commencement of 

the works will result in the refusal of statutory undertakers to lay/connect 
services, delays in finding the premises in the event of an emergency and 
legal difficulties when selling or letting the properties. 

 

Page 78



 

9. 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 
formal permission under the Highways Act 1980 in the form of an S278 
Agreement. Highway Authority and Inspection fees will be payable and a 
Bond of Surety required as part of the S278 Agreement. 

  
 You should contact the S278 Officer for details of how to progress the S278 

Agreement: 
  
 Mr J Burdett 
 Highways Development Management 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield  
 S1 2SH 
  
 Tel: (0114) 273 6349 
 Email: james.burdett@sheffield.gov.uk 
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Site Location 
 

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application site is located in the Devonshire Quarter of the City in a former 
industrial/commercial area where these uses are being replaced by residential 
uses.  To the west the site adjoins The Printworks which is a recently constructed 
commercial/residential scheme of 6/7 storeys.  To the east and north the side it 
adjoins vacant land where a residential scheme stalled during the 2007 recession. 
On the south side of Hodgson Street there are 2/3 storey buildings dating from the 
50/60s occupied by commercial uses such as architects and print suppliers.  To the 
east at the corner of Moore Street and Fitzwilliam Street the former Stokes Tiles 
site is under construction as a multi-storey student/co-living scheme. 
 
The application site is occupied by a 2/3 storey former commercial building with a 
flat roof faced in brick and render which addresses Hodgson Street. To the rear 
there is a single storey metal clad workshop building, none of the buildings are 
considered to be of significant architectural merit.   
 
The application is seeking to redevelop the site except for a substation on the 
Milton Lane frontage which will be incorporated in to the ground floor of the new 
scheme.  The site is to be developed as student accommodation with the 
pedestrian entrance, study hub and games room on the ground floor of the 
Hodgson Street frontage and car parking for 7 vehicles, bike store and bin store in 
the rear half of the ground floor.  The 6 floors above contain student rooms which 
have self-contained facilities and also a shared kitchen and living room on each 
floor.  The first floor contains 2 duplex units with separate bedrooms and a small 
gym.  Six of the bedrooms have been designed to be capable of being made DDA 
compliant. 
 
The Hodgson Street elevation has been designed with a double height glazed 
ground floor with rectangular openings above and an upper floor set back 1.5m.  
The Milton Lane elevation has been designed with a projecting glazed stair tower 
with brick faced facades either side.  The ground floor will contain a roller shutter 
door entrance to the car park.  The first floor will incorporate some bedrooms with 
canted windows to address privacy issues. The facing materials are red brickwork 
and dark grey metal cladding.  Several units have small terraces at first and 
second floor level adjoining Milton Lane and a green roof is provided at second 
floor level on part of the development adjoining Milton Lane. 
 
RELEVANT PLANNING HISTORY  
 
06/02862/FUL – permission was granted for a 6 storey building including 39 
residential units and B1 offices 
 
SUMMARY OF REPRESENTATIONS 
 
None received 
 
PLANNING ASSESSMENT 
 
Policy  
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The site is within a Fringe Industry and Business Area in the Unitary Development 
Plan where B1/2/8 uses are preferred. However, B2 and B8 uses are no longer 
appropriate as a result of the Core Strategy policy CS6f that discourages 
manufacturing uses within this part of the City Centre and CS17f, that now 
promotes a wide mix of uses within the area, but specifically city living, niche 
shops, restaurants and bars, and a variety of business uses. 
These Core Strategy policies were reflected in the draft City Policies and Sites 
document to designate a Central Housing Area in this location where a range of 
uses would be acceptable.  Although the City Policy and Sites document has very 
limited weight is shows the direction of policy travel. Given this it is considered that 
a residential led development is acceptable and fits in with the changing character 
of this area. 
 
Core Strategy Policy CS41 is concerned with creating mixed communities.  Part C 
is concerned with providing a mix of units on larger schemes defined as more than 
60 units.  Although this scheme has 77 bedrooms they are designed in a cluster 
layout which means it could be argued that the number of units is much less, in 
addition providing different types of student units on this site would not achieve 
would not improve the mix as they would still be occupied by students.  Therefore 
although the scheme may be technically contrary to this part of the policy it is 
considered that it should be given limited weight.   
 
Part C seeks to provide new purpose built student accommodation in the City 
Centre and therefore this proposal is consistent with his part of the policy.   
 
Part D of the policy seeks to limit new purpose built student accommodation where 
the community is already imbalanced by a concentration of shared housing which 
is defined as where 20% of the residences within 200m of the site are shared 
housing.  In this instance the proportion of shared accommodation within 200m of 
the site including extant permissions is currently 28.7%.  As there are only 6 cluster 
units the percentage would not change following the development.  Therefore the 
proposal will not comply with this part of the policy.  Given that the proposal will not 
worsen the balance of shared accommodation and the scheme is likely to reduce 
pressure on family accommodation in the residential areas around the City Centre 
the conflict with this policy is not considered to be sufficient justification for resisting 
the application. 
 
Scale, Massing, Design 
 
The design and access statement shows 3D views of the massing of the building in 
its context.  This shows that 6 storeys will match the height of the adjoining 
Printworks and the un-setback Hodgson Street façade of the scheme previously 
permitted on the site to the east.  The upper setback floor will however be one level 
higher than the adjacent Printworks and one level lower than the permitted scheme 
(now expired) on the site to the east.  Given this it is considered the development 
will set comfortably within its context and not be too overbearing on the relatively 
narrow Hodgson Street.  Floors 3 to 7 are set back some 8/10m from the Milton 
Lane frontage with only floors 1 and 2 built up to the back edge of footpath.  Milton 
Lane is a very narrow street approximately 6m wide.  The adjoining Printworks 
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development is the equivalent of 2 storeys high along most of the Milton Lane 
frontage with additional floors set back so the proposed development will be in 
keeping with this and ensure that new development does not appear too 
overbearing on this narrow lane. It is therefore concluded that the overall scale of 
the development is acceptable. 
 
The massing of the development has been broken down by treating the Hodgson 
Street elevation as 3 elements comprising of the double height glazed ground floor, 
the middle consisting of main rectangular grid and the upper set back floor.  The 
massing of the rear elevation is broken down by setting back the upper floors and 
the projecting stair tower element which is treated in a contrasting material.   
 
The double height glazed frontage to Hodgson Street will creating an active and 
welcoming frontage at the lower levels and matches similar treatment on the 
Printworks.  The generous grid pattern of window openings will help to create 
interesting and pleasing elevations.  The ground floor frontage to Milton Lane is 
inevitably less appealing as a consequence of the car parking and substation uses.  
The upper floors are will however compensate for this with the more welcoming 
and varied façade treatment. 
 
The predominant materials are brickwork and dark grey metal cladding.  Provided 
the selected brick and cladding are of high quality and deep window reveals are 
provided to create modelling the scheme will make a strong positive contribution to 
the character of the area.  Conditions are proposed to cover these details. 
 
The applicant has proposed a graphic art work across the first floor windows facing 
Hodgson Street.  This is considered to be acceptable in principle and a condition 
controls the approval of the detailed design and installation. 
 
The applicants have indicated that the proposals aim to adhere to the concepts of 
the Police secured by design scheme.  They have stated that entrances will be 
secured and the scheme has been designed to provide natural surveillance and 
minimise recessed spaces. 
 
Amenity  
 
All the proposed bedrooms are located at first floor level and above and therefore 
are not directly adjoining the back edge of footpath at pedestrian level. They all 
have a satisfactory outlook either towards Hodgson Street or Milton Lane.  They 
have been designed with some cooking facilities and on suite facilities within the 
room and there is a shared kitchen and living room on each floor.  There is also 
communal leisure and workspace on the ground floor and a small gym on the first 
floor. 
 
Milton lane is a narrow street approximately 6m wide and there is a vacant 
development site opposite.  Most of the bedrooms are set back from his frontage 
however the first floor bedrooms will be located at the edge of the site.  To 
minimise future direct overlooking these bedrooms have been designed with 
canted windows.  
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Overall it is concluded that the scheme has been designed to provide satisfactory 
amenity for future occupiers of the development. 
 
Noise 
 
The applicant has submitted an old noise survey for the Printworks site which also 
included the application site and was carried out in 2006.  This puts forward glazing 
specifications and suggests that an acoustically treated alternative method of 
ventilation should be provided as an alternative to opening windows. 
Environmental Protection Service (EPS) colleagues are not happy to approve the 
report given its age and reference to old standards.  However they are happy that 
noise issues can be addressed with appropriate conditions and noise will not be a 
barrier to development in this location.  The conditions recommended include 
sound insulation to be installed to achieve specified internal noise levels and 
validation of the sound attenuation works before the units are occupied to ensure 
the internal noise levels can be met.  With these safeguards in place the amenities 
of future occupiers will be protected. 
  
Access 
 
The site is in a highly accessible and close to shops and services and there is no 
requirement for off street parking in a sustainable location such as this.  A condition 
is proposed to upgrade the footpaths adjoining the site to the standards set out in 
the urban design compendium and to reinstate redundant crossings.  Cycle parking 
is proposed within the building at the ratio of approximately one space per 4 
residents which is considered to be satisfactory. 
  
The entrances to the building are to be level but as this is a new building this is a 
requirement of the building regulations in any case.  Six disabled rooms are 
proposed which is approximately 8% of the total. Slight amendments are needed to 
the internal layout of the rooms to make them easy to use by disabled people and 
this is controlled by condition.  A condition is proposed requiring 2 to be fitted out 
on occupation the rest can be adapted if demand arises.  A disabled parking space 
is provided in the basement which is approximately 14% of the total provision.  The 
above provision is considered to be acceptable and as designed the development 
will facilitate inclusive access. 
 
Sustainability 
 
The application site is sustainably located given its proximity to bus services, shops 
and services in the Moor area.  It is midway located between the two universities 
and therefore will be able to serve both. 
 
The applicant has carried out a BREEAM pre-assessment which considers options 
and comes up with a target score of 59.34%.  If delivered this would achieve the 
core strategy target of BREEAM Very Good as set out in policy CS64.  A condition 
is proposed to secure compliance. 
 
To achieve policy CS 65 the applicant will be proposing a fabric first approach in 
combination with renewable and low carbon energy systems.  The supporting 
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submission considers various renewable options but does not reach a conclusion 
on any of them.  A condition is proposed requiring 10% of the predicted energy 
needs to be met from low carbon or renewable energy sources. 
 
The climate change and Design Supplementary Planning Guidance seeks to 
encourage the provision of green roofs.  A small area of green roof on the lower 
roof facing Milton Lane is proposed and this will welcome.  Conditions are 
proposed controlling its detailed design to ensure a successful green roof is 
provided. 
 
Community Infrastructure Levy (CIL) 
 
The application site lies within the City Centre West Community Infrastructure Levy 
(CIL) area where the CIL charge is £30 per m2. 
 
Affordable Housing 
 
Core Strategy policy CS 40 says that in all parts of the city, developers of all new 
housing developments will be required to contribute towards the provision of 
affordable housing where this is practicable and financially viable. 
 
Policy GAH1 of the CIL and Planning Obligations Supplementary Planning 
Guidance says that an affordable housing contribution will be required on new 
housing developments of 60 or more student bed spaces.  Policy GAH2 says that 
within the City Centre West affordable housing market area the level of contribution 
is 10%. 
 
The site lies within the City Centre West affordable housing area which affordable 
housing requirement is 10%.  A viability statement has been submitted in support 
of the application. This concludes that the development would make a profit of just 
over 10% with the CIL contribution which is the minimum level of profit for viability 
(publish guidance suggests that 15%-20% is would be in line with industry 
expectations).   With the full affordable housing contribution the residual profit 
would be 0%. The applicant’s agent therefore concludes that the development can 
support no affordable housing contribution. 
 
The applicant’s assessment has been reviewed by the Council’s independent 
assessor who initially concluded that the development could support a CIL 
contribution and also an affordable housing contribution of £199,000 which 
represents a 4% contribution against the policy target of 10%.  The council’s 
advisor took a different view on the weekly rental expectations and considered a 
lower percentage for professional fees was appropriate.  The applicant’s assessor 
has disputed these points arguing that the rental values are based on a 
comparable scheme, the Printworks site also on Hodgson Street. They consider 
that the Councils assessor has used values derived from information not in the 
public realm and schemes which are not comparable. They also argued that the 
professional fees are relative to the scale of the project which is a smaller scheme.  
They have stated that the profit level in the appraisal is just above 10% (12.5% in 
the Councils assessment) both of which are below guidance and the levels set in 
appeal situations of between 15% and 20%.  
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The Councils assessor agrees that the Printworks site does provide important 
evidence but that this seems to be out of kilter the other evidence of rental values.  
However he has adjusted his assessment and given more weight to the evidence 
from the Printworks site.  He stands by his views on the professional fees.  As a 
result of discussions he has amended his conclusion and considers that the 
scheme can support a CIL contribution and a reduced commuted sum for 
affordable housing of £79,000.  
 
Following extensive discussions the applicant has reluctantly agreed to pay the 
affordable housing contribution.  He has however requested that the payment is 
phased to allow half 6 months after practical completion with the rest 12 months 
after practical completion in order to have received an income stream from lettings.  
For the adjoining Stokes Tiles development which was a much larger scheme a 
phase affordable housing contribution was agreed with a third of the sum to be 
paid on the commencement of development, a third after 12 months and a third 
after 24 months based on a 2 year construction programme.  In this case it is 
recommended that half of the payment is made 6 months after commencement of 
development with the remaining half 18 months after commencement which would 
allow the scheme to be occupied before the final payment is due.   
 
Drainage 
 
The site lies in flood zone 1 and the drainage submission indicates the site is not 
suitable for infiltration or discharge of surface water to a watercourse.  It indicates 
that surface water run-off can be reduced by the proposed green roof.  The use of 
a green roof is positive however further details are required to demonstrate that all 
impermeable surfaces are directed to the green roof and how the water volume is 
controlled on the roof.  An appropriate condition is proposed to secure the 
necessary details are submitted for approval. 
 
Ground Conditions 
 
A desk top report has been submitted which recommends an intrusive ground 
investigation to assess the ground conditions.  This is supported by the 
Environmental Protection service and pre-commencement conditions are proposed 
to ensure the appropriate investigations and remediation is undertaken. 
 
SUMMARY AND RECOMMENDATION 
 
The proposed use is considered to be acceptable in land use policy terms.  It is 
contrary to part D of policy CS41 which is seeking to create mixed communities as 
there is already an imbalance of shared housing within 200m of the site.  However 
given that the proposal will not significantly worsen the imbalance, will help to 
reduce the pressure on family housing around the City Centre and the student 
accommodation is well located for both Universities it is considered that this is 
insufficient reason for opposing the application. 
 
The scale of the development is in keeping with its context.  The design and 
materials are satisfactory and the development will significantly improve the street 
scene and regenerate an underused site.  The environment around the site is 
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suitable for residential accommodation and the design of the scheme will provide 
satisfactory amenity for future occupiers.  The scheme is sustainably located with 
good access to public transport, shops, services and conditions are proposed 
which will ensure the building is sustainably designed. 
 
The viability of the scheme has been reviewed and it is accepted that it is only 
viable with a reduced affordable housing contribution of £79,000.  This meets the 
terms of the affordable housing policy as a contribution is only required where it is 
viable and feasible. 
 
It is therefore recommended that planning consent is granted subject to the 
conditions listed on the agenda and subject to the applicant entering into a legal 
agreement to secure the following heads of terms. 
 
HEADS OF TERMS 
 
A contribution of £79,000 for the provision of off-site affordable housing to be 
made in the following instalments: 
 

i) £39,500 at 6 months from commencement of development 
ii) £39,500 at 18 months from commencement of development 

 
 
 
 

Page 87



This page is intentionally left blank



 
 

 
Report of:   Director of City Growth Department 
______________________________________________________________ 
 
Date:    17 September 2019  
______________________________________________________________ 
 
Subject:   RECORD OF PLANNING APPEALS   
                                           SUBMISSIONS & DECISIONS 
______________________________________________________________ 
 
Author of Report:  Marie Robinson 0114 2734218 
______________________________________________________________ 
 
Summary:  
 
List of all newly submitted planning appeals and decisions received, together 
with a brief summary of the Inspector’s reason for the decision 
 
______________________________________________________________ 
 
Reasons for Recommendations   
   
 
Recommendations: 
 
To Note 
______________________________________________________________ 
 
Background Papers: 
 

 
Category of Report: OPEN 
 
 
 

   

SHEFFIELD CITY COUNCIL 
Planning & Highways 

Committee 

Page 89

Agenda Item 9



DEVELOPMENT SERVICES  
 
      REPORT TO PLANNING &  
      HIGHWAYS COMMITTEE 
      27 AUGUST 2019 
 
 
1.0   RECORD OF PLANNING APPEALS SUBMISSIONS AND DECISIONS   

 

This report provides a schedule of all newly submitted planning appeals and 
decisions received, together with a brief summary of the Secretary of State’s 
reasons for the decisions. 
 
 
2.0  NEW APPEALS RECEIVED 
 

(i) An appeal has been submitted to the Secretary of State against the 
delegated decision of the City Council to refuse planning permission for 
formation of additional raised external seating area to rear of public house at 
173 West Street City Centre Sheffield S1 4EW (Case No 18/01647/FUL) 
 

(ii) An appeal has been submitted to the Secretary of State against the 
delegated decision of the City Council to refuse planning permission for 
application under Section 73 to remove condition 18 (Permitted development 
rights) imposed by planning permission 18/03000/FUL - Erection of a 
dwellinghouse with integral double garage (Resubmission of planning 
permission 17/04626/FUL) at 29 Overcroft Rise Sheffield S17 4AX (Case No 
19/02030/FUL) 
 

(iii) An appeal has been submitted to the Secretary of State against the 
delegated decision of the City Council to refuse planning permission for 
erection of a three storey building to form 12 apartments comprising 8 x 2 
beds and 4 x 1 beds at land at Keeton's Hill Sheffield S2 4NW (Case No 
18/01425/FUL) 
 

 
 
3.0 APPEALS DECISIONS – DISMISSED 
 
Nothing to report. 
 
 
4.0 APPEALS DECISIONS – ALLOWED 
 
Nothing to report. 
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5.0  ENFORCEMENT APPEALS  
 
Nothing to report. 
    
 
6.0  RECOMMENDATIONS 
 
That the report be noted. 
 
 
 
 
 
 
 
 
 
Colin Walker 
Interim Head of Planning                          17 September 2019
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