
 
 
SHEFFIELD CITY COUNCIL 
 
Report Of The Head Of Planning 
To the Planning and Highways Committee 
Date Of Meeting: 05/11/2013 
 
LIST OF PLANNING APPLICATIONS FOR DECISION OR INFORMATION 
 
*NOTE* Under the heading “Representations” a Brief Summary of Representations 
received up to a week before the Committee date is given (later representations 
will be reported verbally).  The main points only are given for ease of reference.  
The full letters are on the application file, which is available to members and the 
public and will be at the meeting. 
 
 
 
Case Number 

 
13/02716/FUL (Formerly PP-02808567) 
 

Application Type Full Planning Application 
 

Proposal Conversion of existing dwellinghouse to provide 4 self-
contained apartments (Use Class C3 - 2 No. x 1 
Bedroom and 2 No. x 2 bedrooms) including erection of 
single-storey rear extension/decking area and front 
dormer window/rear elevation rooflights - Amended 
Drawings received on 18/10/13 
 

Location 95 Harcourt Road 
Sheffield 
S10 1DH 
 

Date Received 14/08/2013 
 

Team South 
 

Applicant/Agent Just Architecture Ltd 
 

Recommendation Refuse 
 

For the following reason(s): 
 
1 The Local Planning Authority consider that owing to the intensive 

subdivision of the property, creating four separate flats, and the existing 
concentration of flats, bed-sitters and shared housing within the area, the 
proposal would represent an over development of the site to the detriment of 
the character of the neighbourhood, and would exacerbate the existing 
concentration of such uses and their consequential impact upon existing 
residents in terms of nuisance and living conditions.  As such the proposal is 
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contrary to Policies H5 and H14 of the Adopted  Unitary Development Plan, 
and to the aims of paragraph 50 of the National Planning Policy Framework. 

 
2 The Local Planning Authority consider that owing to the location, size and 

design, the dormer window to the front of the property, would dominate the 
roof plane and result in an uncoordinated appearance to the front elevation 
being an incongruous and injurious feature to the character of the property 
itself and the streetscene.  It would therefore be contrary to Policies BE5(c) 
and H14(a) of the Adopted Unitary Development Plan, Policy CS74(c) of the 
Sheffield Development Framework Core Strategy and Guidelines 1 and 2 of 
the Supplementary Planning Guidance on Designing House Extensions. 

 
Attention is drawn to the following directives: 
 
1. Despite the Local Planning Authority wishing to work with the applicant in a 

positive and proactive manner, based on seeking solutions to problems 
arising in relation to dealing with a planning application, it has not been 
possible to reach an agreed solution in this case. 
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Site Location 
 

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
 
LOCATION AND PROPOSAL 
 
The application site is located to the south of Harcourt Road, and currently exists 
as a single dwellinghouse (Use Class C3).  It is a mid-terraced property adjacent to 
a shared / student house at Num.93 and a single dwellinghouse at Num.97.  The 
dwellinghouse currently includes accommodation across four levels, with a total of 
six bedrooms.   
 
The application seeks consent to convert the dwellinghouse into 4 num. self- 
contained flats, with two of these being 1 bedroomed and two being 2 bedroomed.  
It is confirmed that the flats would provide Class C3 units of accommodation (i.e. 
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providing accommodation for a single person or a family, but not incorporating 
more than two unrelated individuals).   
 
In order to facilitate this conversion, a single storey rear extension with additional 
decking and a front elevation dormer window are proposed.  In addition 3 rear 
elevation velux windows are proposed as part of the scheme.  
 
RELEVANT PLANNING HISTORY  
 
There is no planning history relating to the application property. 
 
A nearby property at Num.102 Harcourt Road previously included two x C3 flats, 
and has been the subject of applications similar to the current scheme.  These are 
as follows: 
 
-12/02793/FUL; Use of building as HMO for 8 occupants, and provision of a 1-
person studio unit. 
 
Refused  - 6.11.12 
 
The reason for refusal was as follows: 
 
The Local Planning Authority consider that the proposed development would be 
detrimental to the aim of creating a mixed community within the vicinity of the 
application site, further undermining its character as a C3 residential area owing to 
the increased proportion of shared housing within the area, and to the amenities of 
the locality and to the living conditions of adjoining residents owing to the noise and 
general disturbance which would be generated.   The proposal is therefore contrary 
to Policies H5(a) of the Adopted Unitary Development Plan and Policy CS41 of the 
Sheffield Development Framework Core Strategy. 
 
-12/03456/FUL; Alterations to door and window openings and use of building as 6 
flats (Class C3) 
 
Refused  - 19.12.12 
 
The application was refused for the following reason: 
 
The Local Planning Authority consider that owing to the intensive subdivision of the 
property, creating six separate small flats, and the existing concentration of flats, 
bed-sitters and shared housing within the area, the proposal would represent an 
over development of the site to the detriment of the character of the 
neighbourhood, and would exacerbate the existing concentration of such uses and 
their consequential impact upon existing residents in terms of nuisance, living 
conditions and on street parking demands. As such the proposal is contrary to 
Policies H5 and H14 of the Unitary Development Plan for Sheffield. 
 
An Appeal was lodged against this refusal, which was dismissed by the Planning 
Inspectorate.   
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In conclusion the Planning Inspector stated that "the proposal would represent an 
over intensive use of the property, that would unduly increase the already high 
concentration of flats, bed-sitters and shared housing in Harcourt Road, and 
compromise the character of the area.  This would be to the extent that the 
potential for increased levels of noise and disturbance that would be likely to be 
associated with the proposal, when considered cumulatively alongside other such 
uses, would cause serious nuisance that would be harmful to the living conditions 
of surrounding occupiers.   
 
-13/00249/FUL; Formation of 3 self-contained flats. 
 
Approved 19.3.13 
 
This consent has now been implemented at the above address.   
 
SUMMARY OF REPRESENTATIONS 
 
Following notification of neighbours, a total of 24 representations objecting to the 
scheme have been received from 15 different addresses 
The comments made are summarised as follows: 
 
- A restrictive covenant applies to the property preventing it from being used for 

student accommodation.  Proposal goes against the intention of the covenant 
which seeks to support mixed communities and the sustainable future.   

- Area currently includes dis-balance between short-term occupants to owner-
occupiers, creating problems for the community in the long term.   

- Recent increases in non-student occupancy levels have improved community, 
made area cleaner / quieter, resulting in more care for homes etc. 

- Scheme would drive away existing families from street.   
- Community is currently very active. 
- Proposal could accommodate 8 or more residents.  Would increase population 

density overall.  Would constitute density of 224 dwellings per hectare, and 
would represent an overdevelopment of the property. 

- Nature of accommodation would be likely to be attractive to short term residents 
including students.  

- Inadequate bin storage facilities and litter issues. 
- Increased noise levels, and comings and goings, late night parties, antisocial 

behaviour etc.  
- Property is not suitable for this usage.  Walls are a single brick width, leading to 

noise passage to neighbours.  Inclusion of living rooms in the upper spaces 
would harm amenities in the neighbouring units.   

- Increased sewerage demands and drainage / storm run-off. 
- Additional pressure on parking spaces. 
- A restriction on parking permits would not prevent parking outside of the limited 

hours.   
- Conversion of large properties to small units is a means of overcoming Core 

Strategy policy CS41 and the restrictive covenant.  Would be most likely to be 
rented to students.  This strategy would lead to increased house prices, 
reducing ability of families to move into area.  
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- Proposed conversion would set a precedent in area. 
- Houses sold recently have been to families, proving demand for properties of 

this size. 
- Only 1 of the four flats has any access to the garden, which will create pressure 

on front garden area as amenity space. 
- Front dormer window is out of keeping with the character of that part of the 

street. 
- Rear elevation rooflights would break through the eaves, which is not seen 

elsewhere on street. 
- The rear extension is without precedent.  Would involve loss of approximately 

1/3 of the garden.  Rear elevation of these properties provide a significant edge 
to the park.   

- Arguments raised against conversion of Num.102 and the Planning 
Inspectorate's reasons for dismissal of appeal apply here. 

- Conflict with CS26 (population density), CS31 (preserving character of Victorian 
suburbs), CS41 (community balance) and CS74 (Successful sustainable 
neighbourhoods).  Also conflicts with H5 and H14 of the UDP.  Also conflicts 
with para 50 of the National Planning Policy Framework, and with DCLG 
Circular 08/2010.   

- The City Corporate Plan - A City of Opportunity states that "prioritising stronger 
communities, cohesive communities where people from different backgrounds 
and different generations get on well. There should be a good mix of housing 
available." 

- Alternative would be to create two flats, which would be suitable to families. 
- Conversion of the church on Crookes Valley Road into student accommodation, 

will change make-up of the area. 
- Proposed building work would be extensive and disruptive. 
- Application driven by profit.  Consent would make the property more attractive 

to developers than long term residents.   
- Also, a representation has been submitted by Cllr Stuart Wattam, and these 

comments can be summarised as follows: 
- Road already subject to this kind of over development.   
- Proposal would lead to environmental impacts caused by 4 cars and 8 bins on 

an overcrowded street.   
- Likely that the 20% or more of properties on the street are HMOs. 
- Queried whether the property is subject to the restrictive covenant applied by 

the University when sold.   
- All conversions and extensions should be undertaken sympathetically. 
- Should be compared against similar application/s within the locality. 
 
Cllr Shaffaq Mohammed has also commented, and the points made can be 
summarised as follows: 
 
- The covenant imposed by the University to restrict HMOs has led to a 

transformation, and now there is a settled community emerging.  Proposal 
would conflict with this.   

- Impacts on parking, refuse collection, sewer system and quality of life for local 
residents. 
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- Proposal is out of character with other properties on the street and represents 
an over-development  

- Planning Inspectorate decisions relating to 102 Harcourt Road are relevant, and 
current application should not be approved.   

 
The Sheffield Green Party have commented that the proposal goes against the 
provisions of the restrictive covenant applying to the dwelling.   
 
- Significant efforts made to build a sense of community. 
- Would all be undermined if current scheme is granted.   
 
In addition, 6 representations have been received in support of the proposal.  
These have been received from addresses remote from the application site.  
 
- Scheme follows Government's encouragement to create extra housing on 

brownfield sites. 
- Ample parking is available on the street, with the possible exception of Sunday 

evenings, due to the parking scheme.  
- There is scope for multiple properties to manage with one bin. 
- Properties on Harcourt Road are too large or too expensive for a family, and the 

proposed conversion would allow more families the opportunity to live on 
Harcourt Road.  Modern families are smaller.  

- Unlikely that more refuse would be generated by proposed occupancy, than by 
a large family.  Large shared houses on street currently have 1 bin.   

- Many comments relate to negative impacts of students, but this does not relate 
to the application. Objections show a lack of tolerance towards others. 

- Property is close to the Hospital and University so would suit needs of families 
and professionals.   

- Existing facilities in property should prevent drainage being a problem. 
- Property was previously occupied by 7 tenants, without problems including no 

impacts on the sewer system. 
 
PLANNING ASSESSMENT 
 
The application seeks consent to convert an existing single dwellinghouse into 4 
self-contained apartments.  The proposed apartments would provide C3 units of 
accommodation.   
 
The policies which are of relevance to the current assessment are as follows: 
 
National Planning Policy Framework Paragraph 50, which states that local planning 
authorities should create sustainable, inclusive and mixed communities.   
 
UDP policy H5 covers 'Flats, Bed-Sitters and Shared Housing', and states that 
planning permission will be granted for the multiple sharing of houses if: 
 
- a concentration of these uses would not cause serious nuisance to existing 

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

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

 
UDP policy H14 states that the development is acceptable provided that, amongst 
other things, it would not result in the over-development of the site. 
 
Policy CS41 of the Core Strategy deals with 'Creating Mixed Communities', and 
states that these will be promoted by limiting conversions to hostels, purpose built 
student accommodation and Houses in Multiple Occupation.  Since the current 
scheme doesn't propose the formation of these types of accommodation, policy 
CS41 is not relevant in this instance.  
  
Concentration Issue 
 
Policy H5(a) of the UDP states that flats, bed-sitters and shared housing will be 
allowed where a concentration of these uses would not cause serious nuisance to 
existing residents.   
 
In response to neighbour notification, significant numbers of representations have 
been received relating to existing amenity impacts caused by nuisance and 
disturbance arising from the levels of shared housing / bed-sits / and self-contained 
flats within the locality.  The types of impacts referred to are noise and disturbance 
impacts, anti-social behaviour, late night disruption, parking difficulties and litter/bin 
storage.    
 
The impacts which existing levels of shared housing, flats and bed-sits have upon 
the character of the street were covered by the Planning Inspector dealing with the 
case at Num.102 Harcourt Road.  As part of that application and Appeal it was 
estimated by the planning authority that approximately 65% of the properties along 
Harcourt Road were occupied as Class C4 shared housing or flats.   
 
As part of assessment of the current application a survey of occupancy  has been 
carried out by officers, and in combination with a similar survey undertaken by the 
local residents group, it has been confirmed that 66% of properties along Harcourt 
Road are C4 housing, shared housing or self-contained flats.     
 
In dismissing the appeal for Num.102 in April 2013, the Inspector stated that "I 
consider that a significant concentration of these types of housing (flats, bed-sitters 
and shared housing) already exists in the street.  Consequently the character of 
the road as a residential area with a balanced mix of different types of housing 
types and sizes is already under threat."   
 
Additionally, the Inspector stated that "Paragraph 50 of the National Planning 
Policy Framework seeks to create sustainable, inclusive and mixed communities 
…I am not convinced that the proposal would support the Framework's aim in this 
regard.  Rather it would add to the already high concentration of such housing in 
the street.  This would result in a worsening of the existing situation which would 
further undermine the character of the area.  It could eventually lead to the creation 
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of an area made up exclusively of such types of housing, and a community that is 
not mixed, inclusive or sustainable."   
 
The Inspector concluded that the "proposal would result in a more intensive use of 
the property, and there would be likely to be  more comings and goings (of both 
occupiers and their visitors, on foot and by car) which would result in noise and 
disturbance.  This need not be a problem in itself, rather it is the concentration of 
such uses in particular areas which UDP Policy H5 recognises can lead to 
problems of nuisance to existing residents."     
 
As mentioned above, the representations received relating to the concentration of 
flats, bed-sitters and shared housing is already having an impact, and generating 
nuisance.  These impacts include noise and disturbance especially in the evenings 
and late at night, the transitory nature of the population, higher levels of crime 
during holidays, anti-social behaviour, and generation of rubbish, bins and street 
litter.   
 
The Applicant has stated that he intends to live in one of the converted flats with 
his Mother living in another, and that one would be sold with the other being 
rented.  It is not possible to attribute significant weight to these intentions and the 
possible implications as part of the current assessment, given that the flats may be 
subsequently sold / tenanted and their future occupiers and their lifestyles cannot 
be assumed, nor reasonably limited by condition.   
 
The proposed increase in household numbers from one to four would be 
considered to be significant.  It would remove a single Class C3, dwellinghouse 
from the street which would typically be expected to not generate significant 
nuisance impacts on a consistent basis.  Converting this property to four flats 
would be considered to represent a significant change in the character of the 
occupation of the premises from a single family based arrangement to four, small 
households with their consequential activities .   Almost certainly four flats would 
lead to numerous refuse bins being stored at the front of the property, to the 
detriment of the street scene. 
 
It is considered to be likely that the flats would be attractive to younger people and 
a more transitory population.  The supporting text of UDP policy H5 acknowledges 
that the lifestyle of young, mobile people can conflict with that of older people and 
families.  Therefore causing nuisance impacts to existing residents.   
 
In addition to these potential concerns, the Appeal Inspector dealing with Num.102  
stated that "…irrespective of whether young people would occupy the units or not, 
the levels of activity and movement both on foot and by car would be increased as 
a result of the proposal, and more on street car parking would be likely to arise.  
These increases would add unacceptably to the existing levels of noise and 
disturbance and the nuisance experienced by existing residents."  These types of 
activity and movement impacts would almost be generated by the current proposal, 
and would represent detrimental impacts upon existing residents.    
 
The proposed conversion to four flats would be considered to result in excessive 
numbers of households and persons being either resident within the premises, or 
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associated to them.  This would be considered to conflict with the requirements of 
UDP policy H14 due to it representing an over-development of the site.   
 
Overall, it is concluded that the proposed  conversion constitutes an over intensive 
use of the property, and that this would unacceptably increase the high 
concentration of flats, bed-sitters and shared housing in Harcourt Road, to the 
extent that the character of the area would be further undermined.    This would 
involve the potential for increased levels of noise and disturbance which would be 
likely to arise from the proposal.  When these are considered cumulatively 
alongside impacts of other such uses, would cause serious nuisance that would be 
harmful to living conditions of surrounding occupiers.   
 
On this basis the proposal would be considered to conflict with the provisions of 
Paragraph 50 of the National Planning Policy Framework and policies H5 and H14 
of the UDP.   
 
Street Scene and Design Issues 
 
The proposal involves the addition of a single dormer window to the front elevation 
of the dwellinghouse.  It would rise vertically from the eaves level, and measure 
3.6metre width and 1.6metre height.   
 
UDP Policy BE5 deals with 'Building Design and Siting' and states in part (c) that 
all extensions should respect the scale, form, detail and materials of the original 
building.  
  
UDP Policy H14 deals with 'Conditions on Development in Housing Areas', and 
amongst other things states that development would be permitted provided that; 
new extensions are well designed and extensions are well designed and would be 
in scale and character with neighbouring buildings and that the site would not be 
over-developed or deprive residents of light, privacy or security.   
 
Also, Policy CS74 of the SDF Core Strategy states that high quality development 
will be expected, which would respect, take advantage of and enhance the 
distinctive features of the city, its districts and neighbourhoods, including the 
townscape and landscape character of the city's districts, neighbourhoods and 
quarters, with their associated scale, layout and built form, building styles and 
materials. 
 
Also applicable to this element of the proposal is Designing House Extensions 
Supplementary Planning Guidance; the relevant guidelines are: 
 
- Guideline 1; Extensions should be compatible with the character and built form 

of the area, 
- Guideline 2; Extensions to dwellings shall not detract from that dwelling or the 

general appearance of the street or locality. 
 
The street scene along Harcourt Road features a significant number of properties 
having front dormer windows.  These represented a key consideration in a recent 
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Appeal Inspector's decision regarding a front elevation dormer window at Num.53 
Harcourt Road.   
 
The Inspector noted that the existing dormers vary considerably in terms of their 
size, style, design and the impact they have on the street scene, and goes onto 
state that "Given the large number of dormers that already exist on properties on 
the road, the proposed dormer window would not in itself be out of keeping with the 
area".   
 
The Inspector noted that the proposed front dormer would occupy a central 
position within the roof and would contain two windows, which would not align with 
windows below.   This non-alignment was observed to be common on the street.   
Overall, the Inspector concluded that the proposed dormer would not dominate the 
existing roof plane, and that it would be visually acceptable, reflecting the existing 
character of the street. 
  
The Inspector's decision is a material consideration in the determination of the 
current application.  The proposed dormer would be broadly similar in width and 
height terms to the appeal dormer.   However, the currently proposed dormer rises 
directly from the eaves line, whilst the appeal dormer was surrounded by portions 
of roofslope.  This is considered to represent a material difference between the two 
cases, and as such the proposed dormer is considered to have a dominating 
impact upon the appearance of the dwelling and the character of the wider street 
scene.  It would be considered to represent an unco-ordinated and non-
subordinate feature upon the appearance of the dwelling.  As a result it would be 
considered to fail to respect the appearance of the dwelling and be obtrusive and 
incongruous within the surrounding street scene.   
 
A comment has referred to the inappropriate appearance of the rear rooflights 
wrapping around the eaves.  In its own right this would not require planning 
permission , so it is not necessary to consider the implications of this part of the 
proposal.   
 
Consequently, the proposal would be considered to be contrary to the provisions of 
BE5(c) and H14 (a) of the Adopted Unitary Development Plan, and Policy CS74 (c) 
of the Sheffield Development Framework Core Strategy.  It would also fail to 
comply with Guidelines 1 and 2 of the Designing House Extensions Supplementary 
Planning Guidance.   
 
Neighbour Amenity Issues 
 
The proposed single storey rear extension is required to be assessed against UDP 
policies BE5 and H14 and Core Strategy policy CS74, as summarised above.  
Additionally, Guideline 5 of the SPG is relevant, where it states that overshadowing 
and overdominance of neighbouring dwellings should be avoided.  This guideline 
goes onto state that a single storey extension built adjacent to another dwelling 
may not extend more than 3m beyond that other dwelling. 
 
The proposed extension would include a mono-pitched roof, and project rearward 
by approximately 3.2metres.  It would be set in from the boundary to Num. 97 by 
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approximately 0.1m and would be set on ground approximately 0.6metre below the 
level of this neighbouring property.   
On this basis, the proposed extension would be considered to avoid overbearing 
impacts on the amenities of neighbouring occupiers at Num.97 Harcourt Road.   
 
The dwelling at Num. 93 is set at an equivalent level to the application site, and the 
extension is set away from the shared boundary by 0.4metres.  On this basis the 
proposed extension is considered to have an acceptable impact upon the 
amenities of the occupiers of this neighbouring dwelling. 
 
The proposed raised decking area adjacent to the proposed extension would be 
approximately 0.6m above the ground level at that point.  In order to prevent 
overlooking towards the neighbouring properties from the balcony a 1.8m height 
fence is shown on the amended drawing. 
 
Comments have referred to the scope for noise to pass through the walls to 
neighbouring occupiers.  In order to overcome this it is considered that a scheme 
of noise attenuation would need to be added as part of any approval.   
 
Overall, the proposed extension is considered to have an acceptable impact upon 
the amenities of the adjacent occupiers, satisfying the requirements of the relevant 
UDP and Core Strategy policies, and guidelines within the Supplementary Planning 
Guidance.   
 
Amenities of Potential Occupants 
 
The proposed apartment details are considered to be reasonable and to provide a 
reasonable opportunity for outlook, natural daylighting and ventilation. 
However, the nature of the layout means that only the occupants of the basement 
flat would be provided with access to the rear garden space.  Lack of access to any 
external amenity space for the remaining three apartments would be considered to 
be unacceptable.   
 
UDP policy H5 states that living conditions for the proposed occupants of flats 
should be satisfactory.  Also the South Yorkshire Residential Design Guidance, 
which has been adopted as Best Practice by Sheffield City Council, states that the 
shared  private space for flats must total a minimum of 50 square metres plus an 
additional 10 square metres per unit. 
 
The depth of garden and total area of amenity space for the basement flat would 
be acceptable. However, the failure of the scheme to provide any amenity space 
for three of its proposed apartments mean that it would fail to meet the particular 
requirement of UDP policy H5, summarised above.  As such it would be 
considered to be unacceptable.   
 
Highways Issues 
 
In regards to parking issues, it is noted that a number of the objectors refer to this 
issue as a concern.  It is also relevant that a number of representations supporting 
the application state that there is no difficulty in parking. 
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The Appeal Inspector dealing with the case at Num. 102 Harcourt Road 
commented as follows:  "I note the appellant's view that on street parking could be 
controlled by limiting the number of parking permits available to the occupiers of 
the proposed flats, and that the removal of the yellow lines in front of the property 
would provide additional parking spaces. However, evening and weekend parking 
would remain unrestricted under the terms of the residents parking scheme, and I 
am not persuaded that these measures would ensure that no additional demand 
for on street parking would occur as a result of the proposal. " 
  
The current dwelling would be expected to generate the need for 3 parking spaces.  
The proposed use would generate the potential for 6 on-street parking spaces (1 
for each of the 1 bedroom apartments, and 2 for each of the 2 bedroom flats).  
Therefore, the scheme would be expected to create an additional 3 on-street 
parking spaces. 
 
Observations during the periods not covered by the residents parking scheme 
show there to be reasonable levels of spaces available on the street.  Therefore, 
despite the conclusions of the Appeal Inspector it is concluded that the proposed 
conversion would not lead to a shortage of on-street parking or be detrimental, 
avoiding consequential impacts upon neighbouring amenities or highway safety 
impacts.   
 
Drainage Issues 
 
A number of representations have referred to the inadequacy of the local drainage 
and sewerage system to deal with the proposed conversion.  This would not 
constitute a material planning consideration, and would instead be an issue to be 
dealt with under the Building Regulations.   
 
Response to Representations   
 
The majority of comments have been addressed in the above assessment.  The 
remaining comments can be addressed as follows: 
 
- The restrictive covenant is not a material planning consideration. 
- The sale of other houses on the street to families is mentioned as the Applicant 

has referred to difficulties in selling the application property.  This does not 
constitute a material planning consideration.   

- Policy CS26 does give population density ranges, but it is not considered to be 
intended as an assessment tool for an application of this type and hasn't been 
referred to.  Policy CS31 deals with housing in the south-west area, and the 
application site lies outside of the area covered by this policy.  Policy CS74 
deals with design principles, and its aim of maintaining sustainable communities 
has not been referred to here. 

- Circular 08/2010 relates to Houses in Multiple Occupation, and therefore 
doesn't apply to the current assessment.   

- The implications of any disturbance from building work are not material 
planning considerations, and would potentially form a statutory nuisance dealt 
with by Environmental Protection.   
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- The suggestion that the application is motivated by profit is not relevant to the 
assessment of the application.   

 
SUMMARY AND RECOMMENDATION 
 
The application relates to an existing terraced property, and seeks consent for the 
sub-division of the property to form four self-contained flats.   
 
The proposed sub-division would lead to an increase in the concentration of flats, 
bed-sits and shared housing along Harcourt Road, further undermining  the 
character of the area.  The increased potential for noise and disturbance and 
detrimental impacts when considered alongside the existing impacts arising from 
other uses would be considered to be unacceptable.  It would be contrary to the 
provisions of UDP policy H5 and H14. 
 
The proposed front dormer window would appear out of character with the 
appearance of the existing dwelling and the wider street scene, and therefore this 
element of the proposal would be considered to be unacceptable and fail to meet 
the requirements of UDP policies BE5 and H14, and CS74 of the Core Strategy.   
 
The proposed rear extension and decking would be considered to have an 
acceptable impact upon the appearance of the dwelling, and the amenities of 
neighbouring occupiers.   
 
Overall, the proposal is considered to be unacceptable for the reasons given 
above, and therefore refusal of the application is recommended.   
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Case Number 

 
13/02613/FUL (Formerly PP-02804193) 
 

Application Type Full Planning Application 
 

Proposal Change of use of retail unit from shop (class A1) to 
betting office (class A2), installation of new shop front, 
installation of two additional air handling units to rear 
elevation and satellite dish on roof top 
 

Location Sly  
36 Division Street 
Sheffield 
S1 4GF 
 

Date Received 06/08/2013 
 

Team City Centre and East 
 

Applicant/Agent England And Lyle 
 

Recommendation Grant Conditionally 
 

Subject to: 
 
1 The development shall be begun not later than the expiration of three years 

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

Act. 
 
2 The development must be carried out in complete accordance with the 

following approved documents: 
 

PROV/N/NL/0486/501 
PROV/N/NL/0486/201B 

 
unless otherwise authorised in writing by the Local Planning Authority. 

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

property. 
 
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 have first been submitted to 
and approved in writing by the Local Planning Authority, and once installed 
such plant or equipment should not be altered without prior written approval 
of the Local Planning Authority. 
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 In the interests of the amenities of the locality and occupiers of adjoining 
property. 

 
4 No windows forming the betting office shop front shall be blocked up, filmed 

over or otherwise made non-transparent without the prior written approval of 
the Local Planning Authority. 

 
 In the interests of the visual amenities of the locality. 
 
5 The unit shall not be used unless the access and facilities for people with 

disabilities shown on the plans have been provided in accordance with the 
approved plans and thereafter such access and facilities shall be retained. 

 
 To ensure ease of access and facilities for disabled persons at all times. 
 
6 The premises shall be used for the above-mentioned purpose only between 

0700 hours and 2300 hours on any day. 
 
 In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
Attention is drawn to the following directives: 
 
1. The Local Planning Authority has worked with the applicant in a positive and 

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

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
 
LOCATION AND PROPOSAL 
 
The application relates to a retail unit located on Division Street. The retail unit 
which is currently vacant is located within the Central Shopping Area and falls 
within the City Centre Conservation Area. The existing retail unit comprises the 
ground floor of the four storey building with upper floors being in use as office 
accommodation. Neighbouring retail units are currently in A1 uses. 
 
Planning permission is sought to change the use of the retail unit from Class A1 
(shops) to Class A2 (financial and professional services). The application also 
seeks planning permission to install a new shop front, a satellite dish on the roof of 
the building and two additional air handling units onto the rear elevation of the 
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building. Plans submitted with the application indicate that the retail unit will be 
occupied by William Hill as a betting office.  
 
RELEVANT PLANNING HISTORY 
 
13/02614/ADV One internally illuminated fascia sign and one internally illuminated 
projecting sign. Not yet determined. 
 
SUMMARY OF REPRESENTATIONS 
 
The application has been advertised by site notice, press advertisement and 
neighbour notification.  
 
In total, 82 letters of objection have been received. This includes objections from 
Paul Blomfield MP, Councillor Jillian Creasy, the Sheffield City Centre Residents' 
Action Group (SCCRAG), the Youth Association, South Yorkshire group and the 
Chief Executive of Sheffield Futures. 
 
In summary the letters raise concerns that: 
 
- Division Street is home to many small independent shops that offer a unique 

character and diversity to the city centre. The area has a strong identity which 
should be protected. The introduction of a betting office will erode the character 
and reputation of the area. 

 
- Division Street is a major pedestrian link from the City Centre to the university 

and frequented by a large number of young people. There are concerns that the 
use will 'spill' out onto the pavement with people gathering to smoke, drink and 
loiter. Betting shops are connected with anti-social and intimidating behaviour 
which is out of place on this hugely valued and important shopping street. 
Recent media reports demonstrate this. 

 
- The vision for Division Street was set out in The Devonshire Quarter Action 

Plan which stipulates that no more than One third of the linear ground floor 
frontage in any one block would be allowed to change to non retail uses. For 
Division Street as a whole, of the 51 premises, only 28 are A1 and only 19 are 
actual shops (rather than hairdressers, travel agents etc). Thus the balance has 
already been breached.  

 
- At a time when the high street is struggling the Council should be prepared to 

support local businesses who are trying to draw people into the city centre 
 
- There are already 14 betting shops within the Inner Ring Road and at least two 

within a three minute walk of this location. There is no need for additional 
outlets within the city centre. 

 
- There is a link between gambling, poverty and deprivation. Betting shops can 

attract the most vulnerable in society. The increase in numbers of betting shops 
directly correlates to the numbers of desperate people living on or below the 
poverty line in Sheffield. 
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- Sheffield Futures and The Youth Association South Yorkshire who are based in 

close proximity to the site provide training, education and support services for 
vulnerable young people. The introduction of a betting office in an area where 
there is a high footfall of young people is not welcomed and will undermine the 
valuable work of these organisations.  

 
PLANNING ASSESSMENT 
 
Members are reminded that the main consideration in the determination of this 
planning application is the proposed change from an A1 use to an A2 use. Moral 
issues surrounding a betting office or the clientele it attracts can hold no weight in 
the decision as they are not material planning considerations. The main planning 
policy consideration here is whether the approval of this change of use will 
continue to achieve a balance of shops and appropriate uses in the Central 
Shopping Area or whether it will add to and/or create a harmful concentration of 
non-retail use in the area. In addition a further key function of the decision making 
process is whether an A2 use would have a significant effect on the vitality, viability 
or character of the area.  
 
Land Use Policy Issues 
 
Unitary Development Plan 
 
The application is located within the area designated as the 'Central Shopping 
Area' in the Council's adopted Unitary Development Plan (UDP).  
 
UDP Policy S3' Development in the Central Shopping Area' lists A1 (shops), A2 
(offices used by the public), A3 (food and drink outlets) and C3 (housing) uses as 
the preferred use of land, outside the main retail core. 
 
Policy S10 'Conditions on Development in Shopping Areas' part (a) allows change 
of uses within Shopping Areas providing they will not lead to a concentration of 
uses which would prejudice the dominance of preferred uses in the Area or its 
principle role as a Shopping Centre 
 
The proposed use raises no policy issues in respect of the Unitary Development 
Plan 
 
Devonshire Quarter Action Plan 
 
The Devonshire Quarter Action Plan (approved by the Council in 2001) requires 
that on Division Street 'a maximum of one third of the linear ground floor frontage 
on any block (ie all those properties contained between any two public highway 
junctions) will be permitted to change to non shopping uses' 
 
The 'block' in which the proposal lies between Rockingham Lane and Carver Street 
comprises a 42metre frontage. Assuming the current proposal is allowed, non A1 
uses would take up 14.5m of frontage (just 50cm more than a third of the entire 
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block frontage). This distance is so insignificant that a refusal on these grounds 
could not be justified. 
 
Core Strategy  
 
Policy CS18 'Shopping in the City Centre' states that 'On other shopping Streets 
leading into the primary Shopping area, small shops, food and drinks outlets and 
services that would promote the vitality of the area will be acceptable on ground 
floor frontages. (Division Street is listed as an 'other shopping street') 
 
Emerging Policy 
 
Emerging Policy B2 within the City Policies and Site document (Pre-submission) 
says that on the part of Division Street which falls outside the Primary Shopping 
Area the proportion of street frontage in use as shops (A1) 50 metres on either side 
of a proposed development should not fall below 50% unless it can be shown to 
enhance the vitality of the area for shopping. Analysis of the relevant frontages 
shows that approval of the application would leave 41% of the frontage within 50 
metres either side in A1 use. Whilst this falls below the desired percentage, the 
reuse of the vacant unit will help to maintain the vitality and viability of the area and 
this policy has not yet been adopted and can be given very little weight in 
determining the current application for change of use due to a number of objections 
lodged against the emerging policy. 
 
National Planning Policy Framework 
 
The NPPF requires applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. The NPPF 
encourages vitality in town centres but makes no specific comment on changes of 
use.   
 
Maintaining the Vitality and Viability of Division Street 
 
The unit is currently vacant following the closure of a retail clothes shop. It is noted 
that during the life of the current application a temporary 'pop up shop' has used 
the premises but this has also now closed. The closure of the clothing shop is 
unfortunate but this appears to be a reality of the current economic climate. There 
is no guarantee that if approval for the A2 unit is withheld that another A1 use will 
take on the unit. The proposed A2 use will therefore secure the long term use of 
the unit, bringing it back into active use, improving its external appearance and 
removing the current 'dead' frontage. Irrespective of the nature of the proposed 
use, the reuse of this retail unit will enhance the existing vitality and viability of this 
part of Division Street by filling an empty unit with a use that provides a service to 
customers, a day and evening economy and attracting a reasonable number of 
customers who may combine a visit to the premises with other shopping activities 
within the central shopping area.  
 
As part of the proposal a new shop front will be provided to the retail unit. The 
submitted details which detail a large amount of glazing will maintain an active 
frontage which will allow the unit to continue to engage with the surroundings and 

Page 42



 

maintain some of the attributes of a retail premises. The unit is set in the middle of 
an existing row of retail premises on a busy part of Division Street with high footfall. 
The new shop front will not deter shoppers walking past and using other parts of 
the area to the detriment of wider vitality and viability.    
 
Notwithstanding the above, a condition is proposed which removes the right to 
display vinyl stickers that can be stuck to the shop window to ensure that 
permeability and views through the shop window is maintained.   
 
Taking the above into account it is considered that the proposal will not adversely 
impact on the vitality and viability of Division Street or the wider Central shopping 
Area.   
 
Design Issues 
 
UDP Policy S10: 'Conditions on Development in Shopping Areas' part (d), states 
that new developments or change of use applications will only be acceptable if they 
are well designed and of a scale and nature appropriate to the site.  
 
UDP Policy BE16: 'Development in Conservation Areas' states that development 
including change of use proposals should make a positive contribution to the 
character and appearance of the Conservation Area.  
 
The proposal involves the installation of a new shop front. As submitted the new 
largely glazed shop front is considered to be in keeping with the locality and will not 
detract from the character and appearance of the City Centre Conservation Area.  
A level access has been incorporated into the design. As discussed, the unit will 
retain a display window retaining an active frontage onto Division Street. An 
application for internally illuminated signage has also been submitted and this will 
be assessed on its own merits.   
 
The application also seeks approval for the installation of a SIS satellite dish 
(900mm diameter) on the roof of the building required for the proposed use as a 
betting office. The satellite dish will be partially set down and located 3m back from 
a low parapet wall which surrounds the roof of the building. The Satellite dish will 
not be visible from ground level and will have no impact on the character and 
appearance of the Conservation Area.  
 
Also detailed on the plans are two air conditioning units, which will be located on 
the rear elevation of the building overlooking a servicing area. The air conditioning 
units which will not be visible from any of the adjoining highways will not impact on 
the visual amenities of the locality. 
 
The proposed alterations to the external appearance of the building are considered 
to be acceptable from a design perspective and therefore comply with UDP policies 
S10(d) and BE16.  
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Amenity Issues 
 
Policy S10: Conditions on Development in Shopping Areas, part (b), seeks to 
ensure that new development or change of use applications will only be acceptable 
if they do not cause residents or visitors in any hotel, hostel, residential institution 
or housing to suffer from unacceptable living conditions, including air pollution and 
noise.  
 
There is no residential accommodation which would be affected by the proposal 
and the upper floors of the building within this block are in use as office 
accommodation. The Environmental Protection Unit is satisfied that there will be no 
unacceptable noise output from the air conditioning units to the rear of the building.   
A condition preventing the installation of additional plant or equipment on the 
building will be added to any subsequent approval.  
 
The applicant has not indicated the intended opening hours of the betting office but 
it is located in an area of the city centre where there are a number of active uses, 
including food and drink, which operate until late into the evening. In addition, there 
are relatively high background noise levels as a result of vehicle traffic on Division 
Street. As such, the proposal will not give rise to any unacceptable noise and 
disturbance or amenity issues as a result of its operation.  
  
In view of the above the use will comply with Policy S10(b) 
 
Recent changes to the Use Classes Order 
 
The Town and Country Planning (General Permitted Development) (Amendment) 
(England) Order 2013 introduced new permitted Development rights for changes of 
use. Irrespective of the outcome of this application, this would permit the existing 
retail unit to be used for A2 purposes for a single period of up to two years.  
 
RESPONSE TO REPRESENTATIONS  
 
The objections received in relation to this application proposal are noted. It is 
considered that planning issues raised have been addressed in the main body of 
this report.  
 
Issues of anti-social behaviour generated by the use are a Licensing and Policing 
issue and not a material planning consideration.  
 
SUMMARY AND RECOMMENDATION 
 
The main consideration for this application is the proposed change of use from A1 
use to A2 use. Moral issues relating to gambling and associated behaviour are not 
material planning considerations.  
 
The application site is located in the city's Central Shopping Area. The preferred 
uses on this part of Division Street are A1, A2, A3 or C3 provided they will not lead 
to a dominance of uses which will prejudice its principle role as a shopping Centre.  
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The proposed unit is currently empty. Bringing the unit back into active permanent 
use will add to the area's vitality, viability and character.  
 
The main design alterations relate to the installation of a new shop front, a satellite 
dish and air conditioning units. The new shop front is appropriately designed but a 
condition which restricts the blocking up of windows with vinyl stickers etc. is 
recommended to ensure that permeability and views through the glass are 
maintained. The siting of the satellite dish on the roof and installation of air 
conditioning units on the rear of the building will not impact on the character and 
appearance of the City centre Conservation Area.  
 
For the reasons given above, it is concluded that the development complies with 
the relevant policies and proposals in the development plan, and would not give 
rise to any unacceptable consequences to the environment, community or other 
public interests of acknowledged importance. 
 
The application is therefore considered to be acceptable and it is recommended 
that planning permission is granted conditionally for the proposed change of use.   
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Case Number 

 
13/02249/RG3 (Formerly PP-02636806) 
 

Application Type Application Submitted by the Council 
 

Proposal Outline application for a residential development 
comprising 65 dwellings (Amended Plans received - 
showing minor amendments which are restricted to 
reconfiguration of plots adjoining the boundary with 
dwellings in Bushey Wood Road and the realignment 
of Plots 45 and 46) (as amended 10/10/13) 
 

Location Site Of King Ecgberts Upper School 
Furniss Avenue 
Sheffield 
S17 3QN 
 

Date Received 08/07/2013 
 

Team South 
 

Applicant/Agent Sheffield City Council 
 

Recommendation Grant Conditionally 
 

Subject to: 
 
1 The development shall be begun not later than the expiration of three years 

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

Act. 
 
2 The development must be carried out in complete accordance with the 

following approved documents: 
 

Drawings  
 

3202(1)002 P (Site layout - notwithstanding location of units within individual 
plots) 
3202(1)010 B (Plots) 
3202(1)009 B (Roads)  

 
unless otherwise authorised in writing by the Local Planning Authority. 

 
 In order to define the permission. 
 
3 The development shall not be commenced unless and until full particulars 

and plans thereof shall have been submitted to the Local Planning Authority 
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and planning approval in respect thereof including details of (a)  Appearance 
and (b) Landscaping (matters reserved by this permission) shall have been 
obtained from the Local Planning Authority. 

 
 Until full particulars and plans of the development (including details of the 

matters hereby reserved) are submitted to and approved by the Local 
Planning Authority they cannot agree to the development proceeding. 

 
4 Application for approval in respect of any matter reserved by this permission 

must be made not later than the expiration of three years from the date of 
this decision. 

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

Act. 
 
5 The development shall be begun not later than whichever is the later of the 

following dates:-  the expiration of two years from the final approval of the 
reserved matters or, in the case of approval on different dates, the final 
approval of the last such matter to be approved. 

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

Act. 
 
6 No development shall commence until full details of measures to protect the 

existing trees, shrubs and hedges to be retained, have been submitted to 
and approved in writing by the Local Planning Authority and the approved 
measures have thereafter been implemented.  These measures shall 
include a construction methodology statement and plan showing accurate 
root protection areas and the location and details of protective fencing and 
signs. Protection of trees shall be in accordance with BS 5837, 2005 (or its 
replacement) and the protected areas shall not be disturbed, compacted or 
used for any type of storage or fire, nor shall the retained trees, shrubs or 
hedge be damaged in any way. The Local Planning Authority shall be 
notified in writing when the protection measures are in place and the 
protection shall not be removed until the completion of the development 
unless otherwise approved. 

 
 In the interests of the visual amenities of the locality. 
 
7 A Landscape and Ecological Management Plan, including long-term design 

objectives, management responsibilities and maintenance schedules for all 
landscaped areas, other than small, privately owned, domestic gardens 
shall be submitted to and  approved in writing by the Local Planning 
Authority prior to the occupation of the development or any phase of the 
development, whichever is the sooner, for its permitted use.  The 
Landscape and Ecological Management Plan shall be carried out as 
approved. 

 
 To ensure the maintenance and management of the open space areas. 
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8 Before the development is commenced, or an alternative timeframe to be 
agreed in writing by the Local Planning Authority, full details of proposals for 
the inclusion of public art within the development shall have been submitted 
to and approved in writing by the Local Planning Authority. Such details 
shall then be implemented prior to the occupation of the development unless 
otherwise authorised in writing by the Local Planning Authority. 

 
 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. 

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

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

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

interests of mitigating the effects of climate change, in accordance with 
Sheffield Development Framework Core Strategy Policy CS65. 

 
10 The dwellings hereby approved shall be constructed to achieve a minimum 

standard of Code Level for Sustainable Homes Level 3 and before any 
dwelling is occupied (or within an alternative timescale to be agreed) the 
relevant certification, demonstrating that Code Level 3 has been achieved, 
shall be submitted to and approved in writing by the Local Planning 
Authority. 

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

with Sheffield Development Framework Core Strategy Policy CS64. 
 
11 Unless otherwise agreed in writing by the Local Planning Authority, any 

application for approval of reserved matters relating to this outline planning 
permission shall include a scheme, which shall be agreed in writing by the 
Local Planning Authority, for the delivery of affordable housing equivalent to 
30% of the floor space of the development, or an alternative percentage to 
be determined through a Development Appraisal Viability Process, and such 
scheme and such appraisal shall make provision for a minimum of 6 no 
affordable housing units to be provided within the development and shall 
include: 

 
a) the type and location of the affordable housing units 

Page 48



 

 
b) the timing for the construction of the affordable housing units 

 
The affordable housing units shall be provided for sale to a Registered 
Social Landlord at the transfer price for the area at the time the detailed 
application is determined.  Details of alternative arrangements for the 
remaining percentage of affordable housing provision to be delivered off-site 
within the City by way of a financial contribution calculated in accordance 
with the current policy at that time, shall be submitted to and approved in 
writing by the Local Planning Authority prior to commencement of 
development. 

 
 In order to meet the requirements of Policy CS40 of the Local Plan Core 

Strategy. 
 
12 25% of the dwellings (not less than 16 units) shall be provided as 'mobility 

housing' in accordance with full details to have first been submitted to and 
approved in writing by the Local Planning Authority. 

 
 To ensure ease of access and facilities for disabled persons at all times. 
 
13 Full details of the areas of informal open space, which shall include details 

of any structures to be erected thereon, shall be included with the reserved 
matters submission for the landscaping of the development hereby 
approved. 

 
 In order to meet the requirements of Policy H16 of the Unitary Development 

Plan. 
 
14 No development shall commence unless details have been submitted to and 

approved in writing by the Local Planning Authority of arrangements which 
have been entered into which will secure provision for formal sports and 
children's play equipment in the local area to serve the needs of the 
proposed development. 

 
 In order to meet the requirements of Policy H16 of the Unitary Development 

Plan. 
 
15 No development shall commence unless details have been submitted to and 

approved in writing by the Local Planning Authority of arrangements which 
have been entered into which will secure provision for secondary education 
in the South West Area (Education Planning Area 1) to serve the needs of 
the proposed development. 

 
 To ensure that adequate provision for secondary education is made to meet 

the needs of occupiers of the proposed development in accordance with 
Policy CS43 of the Local Plan Core Strategy and the adopted 
Supplementary Planning Guidance "Planning Obligations and Education 
Provision". 
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16 No development shall commence until the improvements to the public 
transport infrastructure listed below have either; 

 
a)  been carried out; or 
b)  details have been submitted to and approved in writing by the Local 
Planning Authority of arrangements which have been entered into which will 
secure that such improvement works will be carried out before the dwellings 
are occupied 

 
Provision of Real Time Information screen to Dore but terminus (Totley 
Brook Road) 

 
 To promote the use of public transport by future occupiers of the 

development in accordance with Policy CS53 of the Local Plan Core 
Strategy. 

 
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. 

 
 In the interests of the safety of road users. 
 
18 The development shall not be begun until details have been submitted to 

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

 
 In order to ensure an appropriate quality of development. 
 
19 Details of a suitable means of site boundary treatment shall be submitted to 

and approved in writing by the Local Planning Authority before the 
development is commenced, or an alternative timeframe to be agreed in 
writing by the Local Planning Authority and the dwellings shall not be used 
unless such means of site boundary treatment has been provided in 
accordance with the approved details and thereafter such means of site 
enclosure shall be retained. 

 
 In the interests of the visual amenities of the locality. 
 
20 All private drives shall be constructed with permeable/porous surfaces 

unless otherwise approved in writing by the Local Planning Authority. 
Thereafter the permeable/porous surfaces shall be retained. 

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

the risk of flooding. 
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21 The development shall incorporate bird nesting boxes and bat boxes in 
accordance with details to have been submitted to and approved in writing 
by the Local Planning Authority.  The approved bird nesting boxes and bat 
boxes shall be provided prior to the occupation of the dwellings, or within an 
alternative time frame agreed in writing by the Local Planning Authority, and 
shall thereafter be retained. 

 
 In the interests of biodiversity. 
 
22 The reserved matters shall include provision for green roofs within the 

development.  Details of the specification and maintenance regime shall be 
submitted to and approved in writing by the Local Planning Authority prior to 
foundation works commencing on site. The plants shall be maintained for a 
period of 5 years from the date of implementation and any failures within 
that period shall be replaced. 

 
 In the interests of biodiversity. 
 
23 Surface water and foul drainage shall drain to separate systems. 
 
 To ensure satisfactory drainage arrangements. 
 
24 Unless demonstrated that ground conditions are unsuitable, the reserved 

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

 
 In the interests of sustainable development. 
 
25 The surface water discharge from the site shall be reduced by at least 30% 

compared to the existing peak flow and detailed proposals for surface water 
disposal, including calculations to demonstrate the reduction, must be 
submitted to and approved in writing by the Local Planning Authority prior to 
the commencement of the development, or an alternative timeframe to be 
approved in writing by the Local Planning Authority. In the event that the 
existing discharge arrangements are not known, or if the site currently 
discharges to a different outlet, then a discharge rate of 5 litres/hectare 
should be demonstrated. The development shall thereafter be carried out in 
accordance with the approved details. 

 
 In order to mitigate against the risk of flooding. 
 
26 Notwithstanding the requirements of Condition No. 23, no piped discharge 

of surface water from the application site shall take place until surface water 
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drainage works including off-site works have been completed in accordance 
with details to be submitted to and approved in writing by the Local Planning 
Authority. 

 
 To ensure satisfactory drainage arrangements. 
 
27 The intrusive investigation recommended in the submitted Phase I 

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

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

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

 
 In order to ensure that any contamination of the land is properly dealt with. 
 
29 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. 

 
 In order to ensure that any contamination of the land is properly dealt with. 
 
30 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 or any 
part thereof shall not be brought in to use until the Validation Report has 
been approved in writing by the Local Planning Authority.  The Validation 
Report shall be prepared in accordance with Contaminated Land Report 
CLR11 (Environment Agency 2004) and Local Planning Authority policies 
relating to validation of capping measures and validation of gas protection 
measures. 

 
 In order to ensure that any contamination of the land is properly dealt with. 
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31 The gradient of the access road shall not exceed 1:20 for the first 10 metres 

from Furniss Avenue, unless otherwise approved by the Local Planning 
Authority. 

 
 In the interests of the safety of road users. 
 
32 The gradient of the driveways to the dwellings shall not exceed 1:12 unless 

otherwise approved by the Local Planning Authority. 
 
 In the interests of the safety of road users. 
 
33 Where access driveways give both vehicular and pedestrian access to a 

dwelling, the driveway shall be at least 3.2 metres in width. 
 
 In the interests of the safety of road users. 
 
34 The dwellings shall not be used unless the car parking accommodation as 

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

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

the amenities of the locality. 
 
35 Unless otherwise indicated on the approved plans no tree, shrub or hedge 

shall be removed or pruned without the prior written approval of the Local 
Planning Authority. 

 
 In the interests of the visual amenities of the locality. 
 
36 Notwithstanding the provisions of The Town and Country Planning (General 

Permitted Development) (Amendment) (No.2) (England) Order 2008, or any 
Order revoking or re-enacting that Order, no enlargement to the roof of the 
dwellings to Plots 1, 3, 27-31, 63 and 65 which would otherwise be 
permitted by Class B to Part 1 of Schedule 2 to the Town & Country 
Planning (General Permitted Development) (Amendment) (No.2) (England) 
Order 2008 shall be carried out without prior planning permission. 

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

property. 
 
37 Notwithstanding the provisions of The Town and Country Planning (General 

Permitted Development) (Amendment) (No.2) (England) Order 2008, or any 
Order revoking or re-enacting that Order, no enlargement, or other 
extension of the dwelling to Plot 34 which would otherwise be permitted by 
Classes A and B to Part 1 of Schedule 2 to the Town & Country Planning 
(General Permitted Development) (Amendment) (No.2) (England) Order 
2008 shall be carried out without prior planning permission. 
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 In the interests of the amenities of occupiers of adjoining property. 
 
38 Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (Amendment) (No.2) (England) Order 2008, or any 
Order revoking or re-enacting that Order, no extensions, garages, ancillary 
curtilage buildings, swimming pools or hard surfaces to Plots 13 and 14 
which would otherwise be permitted by Classes A, B, E and F to Part 1 of 
Schedule 2 to the Town & Country Planning (General Permitted 
Development) (Amendment) (No.2) (England) Order 2008 shall be 
constructed without prior planning permission. 

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

property. 
 
Attention is drawn to the following directives: 
 
1. As the proposed development will involve the closing/diversion of a 

footpath(s) you are advised to contact the City Solicitor and Head of 
Administration, Town Hall, Sheffield, S1 2HH, as soon as possible with a 
view to the necessary authority being obtained for the closure/diversion of 
the footpath(s) under Section 257 of the Town and country Planning Act 
1990. 

 
2. To ensure that the road and/or footpaths on this development are 

constructed in accordance with the approved plans and specifications, the 
work will be inspected by representatives of the City Council.  An inspection 
fee will be payable on commencement of the works.  The fee is based on 
the rates used by the City Council, under the Advance Payments Code of 
the Highways Act 1980. 

 
If you require any further information please contact Mr S A Turner on 
Sheffield (0114) 2734383. 

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

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

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

address(es) by the Council’s Street Naming and Numbering Officer. Please 
refer to the Street Naming and Numbering Guidelines and application forms 
on the Council website. For further help and advice please ring 0114 
2736127 or email snn@sheffield.gov.uk. Please be aware that failure to 
apply for addresses at the commencement of the works will result in the 
refusal of statutory undertakers to lay/connect services, delays in finding the 
premises in the event of an emergency and legal difficulties when selling or 
letting the properties. 
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5. The applicant is advised that Sheffield City Council, as Highway Authority, 
require that drives/vehicular access points be designed to prevent loose 
gravel or chippings from being carried onto the footway or carriageway, and 
that they drain away from the footway or carriageway, to prevent damage or 
injury. 

 
6. Before the development is commenced, a dilapidation survey of the 

highways adjoining the site shall be jointly undertaken with the Council and 
the results of which agreed in writing with the Local Planning Authority.  Any 
deterioration in the condition of the highway attributable to the construction 
works shall be rectified in accordance with a scheme of work to be agreed 
with the Local Planning Authority. 

 
7. From the 6th April 2008, the Town and Country Planning (Fees for 

Applications and Deemed Applications) Regulations 2008 require that all 
requests for confirmation of compliance with planning conditions require a 
fee payable to the Local Planning Authority.  An application to the Local 
Planning Authority will be required using the new national standard 
application forms.  Printable forms can be found at 
www.sheffield.gov.uk/planning or apply online at 
www.planningportal.gov.uk.  The charge for this type of application is £97 or 
£28 if it relates to a condition on a householder application for development. 

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

 
8. The applicant is advised that noise and vibration from demolition and 

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

 
9. The proposed development lies within a coal mining area.  In the 

circumstances applicants should take account of any coal mining related 
hazards to stability in their proposals.  Developers must also seek 
permission from the Coal Authority before undertaking any operations that 
involves entry into any coal or mines of coal, including coal mine shafts and 
adits and the implementation of site investigations or other works.  Property 
specific summary information on any past, current and proposed surface 
and underground coal mining activity to affect the development can be 
obtained from the Coal Authority.  The Coal Authority Mining Reports 
Service can be contacted on 0845 762 6848 or at www.coal.gov.uk. 
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10. The developer is advised that in the event that any un-natural ground or 
unexpected contamination is encountered at any stage of the development 
process, the Local Planning Authority should be notified immediately. This 
will enable consultation with the Environmental Protection Service to ensure 
that the site is developed appropriately for its intended use. Any necessary 
remedial measures will need to be identified and subsequently agreed in 
writing by the Local Planning Authority. 

 
11. Green / brown roof specifications must include drainage layers, growing 

medium type and depths (minimum 75mm, but depends on system and type 
employed) and plant schedules. It should be designed to retain at least 60% 
of the annual rainfall. A minimum of 2 maintenance visits per year will be 
required to remove unwanted species (as is the case with normal roofs). 
Assistance in green roof specification can be gained from the Sheffield 
Green Roof Forum - contact Officers in Environmental Planning in the first 
instance: 2734198 / 2734196. Alternatively visit www.livingroofs.org or see 
the Local Planning Authorities Green Roof Planning Guidance on the 
Council web site. 

 
12. You are advised that the biodiversity information/ecological assessment 

provided as part of this application will be made available to Sheffield 
Biological Records Centre. This will assist in a key principle of the National 
Planning Policy Framework that planning policies and decisions should be 
based on up-to date information about the natural environment and other 
characteristics of the area by building up the data base of up-to-date 
ecological information and this will help in future decision making. Ideally 
data should be provided in ESRI shape file format. 

 
13. The developer is advised that commuted sums in respect of formal 

recreation space provision, provision for secondary education and provision 
for public transport infrastructure referred to in Conditions 14, 15 and 16 are 
currently calculated to be: 

 
Recreation space - £78,547.80 
Education - £178,295 
Transport infrastructure - £15,000   

 
The recreation and education figures are subject to index linked annual 
increases and the transport infrastructure will be subject to any alterations to 
supply/implementation costs at the time that any agreement is entered into.  

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

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

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
INTRODUCTION 
 
The application site is Council owned and has been submitted prior to marketing 
the land, which is now surplus to the Council's requirements.  The proposals have 
been developed through the Asset Enhancement Programme (AEP) which has 
included research into the current housing market and consultation with the local 
community.  The objectives of the AEP are to address key issues and risks that 
can delay development and reduce land values whilst promoting high quality 
design in new residential schemes.    
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LOCATION AND PROPOSAL 
 
The site is part of the former King Ecgbert School (Mercia site).  The school was 
replaced on the Wessex site off Totley Brook Road approximately 10 years ago, 
and the old school was demolished shortly afterwards.  A former caretaker's house 
close to the Furniss Avenue frontage was demolished approximately 2 years ago.  
Since the demolitions, the site has been neglected and is becoming increasingly 
overgrown. 
 
The site covers approximately 2.84 hectares and has a frontage of approximately 
50 metres to Furniss Avenue.  It adjoins housing in Furniss Avenue and Bushey 
Wood Road to the north and south, a school playing field to the east and an 
adopted public footpath to the west.  Beyond the public footpath is a large area of 
informal open space (Kings Croft), Dore Primary School and Kingswood Day 
Nursery. 
 
There are a number of trees within and adjoining the site.  Most notable are 2 
individual mature Oaks towards the eastern boundary, a group of 4 Norway 
Maple/Poplar towards the northern boundary, a group of 4 Silver Birch/Alder within 
the more central area, several groups of trees and individual specimens to the 
southern boundary, some of which are in adjoining gardens, and several individual 
Silver Birch towards the Furniss Avenue road frontage. 
 
The playing field to the east of the application site has been retained for use in 
connection with the new King Ecgbert School.  It is also used by the wider 
community outside school hours. 
 
The land rises to the north and west.  Vehicular access is taken from Furniss 
Avenue.  An unadopted public footpath links Furniss Avenue and Wyvern Gardens 
and runs close to the boundary with the playing field.  The adopted footpath to the 
west of the site links Furniss Avenue with Bushey Wood Road.  The footpath is 
channelled at the northern end between the private gardens to dwellings in Bushey 
Wood Road and Bushey Wood Grove, respectively.  An informal grass pathway 
links the adopted and unadopted footpaths at the northern end of the site.   
 
The application is for outline planning permission for 65 dwellinghouses.  Approval 
is being sought for the means of vehicular access, layout and scale of 
development.  The appearance of the dwellings and the landscaping details are 
reserved matters which will require a separate application(s) for subsequent 
approval.  It should be noted that the layout relates solely to the location of the 
roads and footpaths and the arrangement of plots.  The location and style of 
dwellings within the plots is purely indicative.  The scale relates to the height, width 
and depth of the dwellings on the individual plots.  The dwellings are between 2 
and 3 storeys high with the 3 storey accommodation being predominantly in the 
roof spaces.  Some units are indicated as being split-level to accommodate the 
rising ground towards the western boundary. 
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RELEVANT PLANNING HISTORY 
 
Planning permission to develop the site to provide 106 dwellings was refused in 
2007 (ref 06/02772/FUL) and an appeal was subsequently dismissed following a 
Public Inquiry.  Refusal was on the grounds of poor quality design and layout, 
including the relationship with the playing field, footpath links and car parking, 
together with insufficient provision for inclusive access and the potential impact on 
trees.  The Inspector upheld the issues relating to inclusive access and trees but 
did not uphold the Council's concerns about design and general layout.   Criticism 
was also levelled at the Council's failure to produce a Planning Development Brief 
prior to marketing the site. 
 
Prior to that outline planning permission for the residential development of the site 
had been granted in 2001 (ref 00/01441/OUT) and an application for full planning 
permission for 89 dwellings was withdrawn in April 2006 (ref. 05/04521/FUL).  The 
withdrawal was due to officers concerns about the development combined with the 
applicant's desire to review the site following a takeover of the relevant house 
building company. 
 
Planning permission for the replacement King Ecgbert School was granted in 2002 
(ref 02/03231/FUL). 
 
The demolition of the caretaker's dwelling was granted in September 2011 (ref 
11/02614/DPNRG3).  The boundary planting (tall leylandii) was conditioned to be 
retained in order to maintain visual amenity in the period between demolition and 
redevelopment. 
 
SUMMARY OF REPRESENTATIONS 
 
Originally submitted scheme 
 
7 representations objecting to the proposals have been received from, or on behalf 
of, local residents.  The objections are summarised below: 
 
Residential Amenity 
 
- plans show 111 and 109 Bushey Wood Road inaccurately - shown as one plot 

instead of two and do not include existing conservatories to rear elevations  
- corner of split level building to Plot 27 very close (approx 4m) to rear boundary 

of 111 Bushey Wood Road and is much closer than any other building of this 
height to boundaries of Bushey Wood Road plots - requests relocating Plots 26 
and 27 a little further towards south west which would  minimise obstruction of 
view, and reduce views of rear of 111 from new dwelling to plot 27)  

- acknowledges need for development and appreciates attempts to create a less 
intrusive development with a reasonable housing density but remains 
concerned about significant loss of privacy and views for residents of Bushey 
Wood Road 

- Plots 29-32 and 34-35 have potential to invade privacy of garden and internal 
living space and notes that existing conservatory not shown on plans (No103 
Bushey Wood Road) - requests maximum 2 storey height properties to this 
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boundary and remove or reduce the 'green spaces' to allow properties to be 
moved further from  Bushey Wood Road boundary - will also give new residents 
larger rear gardens and will reduce green space maintenance burden on 
Council 

- Queries why the two biggest and highest properties are proposed at the bottom 
of existing properties on Bushey Wood Road, with north facing gardens - too 
close to existing neighbours, too high and too big - suggests prudent to put 
these up against footpath in vicinity of plots 17-26 

- 3 plots adjoin rear boundary of 80 Furniss Avenue - this feels intrusive and 
cramped as there will be 4 houses (including semi) and a garage directly 
adjoining 

- Will be 3 houses (plots 63-65) and a garage all on a plot that used to contain 
one house 

- 3 storey building to Plot 64 elevated above 80 Furniss Ave - will effectively 
result in 4 storey building next door which will directly block evening light and 
will be very imposing and intrusive 

- 2 storey building to Plot 63 will directly overlook garden (80 Furniss Ave) and is 
elevated, effectively making 3 storey building - will take even more light away 
and will be be exceptionally intrusive - notes that houses built close to gardens 
in Furniss Mews have been made a bungalow with no overlooking windows 

- concerns about substantial increase in use of school playing field outside 
school hours as a result of additional dwellings - in particular, use of 2 large 
sand pits close to 1 Furniss Mews will increase security issues and raise noise 
levels unacceptably - requests fencing to secure playing field as part of 
proposals 

 
Green Environment 
 
- proposals do not properly follow principles of UDP relative to natural 

environment and particularly Policy GE11 - does not acknowledge existing  
semi-natural areas (mainly grassland) which have developed on the site and 
provide a rich habitat for a range of species 

- submitted Ecological Report incorrectly states that there will be no significant 
impact on the existing ecology - e.g. recent survey submitted to Butterfly 
Conservation show abundance of butterflies on the site in July 2013 - also 
expects a range of other species to be present 

- ecological survey carried out at unsuitable time for summer species (Feb)  
- clear that plans would impact on existing ecology - LPA should consider ways 

in which impact can be reduced or mitigated - suggest that the house plots do 
not extend right up to the boundary of the Bushey Wood Road houses and to 
the footpath below Dore Primary School in order to maintain wildlife corridor 
along these boundaries, 

- wildlife corridor suggested above would assist in reducing privacy/intrusion to 
residents in Bushey Wood Road and would provide much more pleasant and 
acceptable aspect for users of the footpath compared to very intrusive high 
fence alongside the footpath as currently shown  

- 'green corridor' concept shown in Design Brief barely carried forward to plans - 
missed opportunity for good integration of new development with preservation 
and enhancement of the natural environment 
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Traffic/Parking 
 
- whole road network is already well used and heavily congested at peak times - 

additional housing will exacerbate problems 
- application indicates extremely low estimation of volume of vehicles joining 

Furniss Avenue at peak times - proposals will far exceed quoted peak hour 
usage and safety of pupils of King Ecgbert School and Dore Primary School will 
be compromised 

 
Miscellaneous 
 
- concerns about layout of gardens around storage container on playing field - 

have some minor issues with older children congregating around the container - 
proposed gardens recess into blind corner around the intersection of gardens of 
plots 61/62 and 80 Furniss Ave and will create area that is prime for 
congregating and could encourage previous problems of drinking, smoking, 
lighting fires, vandalism, and loud offensive language  

- queries whether there is a requirement for any electrical transformers to be 
installed, and where they may be located 

 
The Dore Village Society has objected to the detail of the proposals: 
 
- proposals do not add to overall quality of area, establish a strong sense of 

place or optimise potential - layout does not reflect thorough understanding of 
local topography, natural features and open spaces and ignores valued views 
of landmarks and skylines across City to surrounding countryside 

- layout does not adequately incorporate green and public space as part of 
development 

- proposals do not recognise need to maintain views and damages character of 
Dore Conservation Area - distinctive heritage will be severely compromised 

- layout fails to provide car parking for playing field users and is not adequately 
sensitive to amenity and privacy of houses in Bushey Wood Road 

- inadequate contribution to Affordable Housing and creating mixed community - 
some 40% of dwellings should be 'affordable' - huge and demonstrable need in 
area 

- Affordable Housing Statement not been submitted and no justification for 
impracticable suggestion of the majority of AH provision being secured off site 
through a commuted sum 

- Approved Planning and Development Brief fairly reflects general agreement 
through consultation regarding site context, constraints and opportunities but 
has not been taken into account in proposed layout 

- Extensive views of Bradway and Derbyshire largely blocked by boundary 
treatment to public footpath (west boundary) - footpath will be uncomfortably 
constricted and will deter recreational use of open spaces - use of local space 
may also be nuisance to new residents 

- Views from Kings Croft open space similarly compromised and broad open 
space link in Brief not achieved in layout 

- Does not create pleasant pedestrian link between Wyvern Gardens and Kings 
Croft 
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- 'sensitive boundary' to Bushey Wood Road not treated as such - does not 
provide adequate amenity, landscape softening or privacy for existing residents 

- Serious concerns that there is no requirement for car parking to serve playing 
field use - development will displace current provision for 30-50 cars that have 
used site for car parking during community use of playing field - will result in 
unacceptable on street parking causing congestion and nuisance to new 
residents and existing residents in Furniss Avenue.  Notes that requirement for 
such parking deleted from conditions on site allocation in latest City Policies 
and Sites document 

- Narrow access to playing field may cause issues for service and maintenance 
vehicles to access playing field 

 
The Sheffield Wildlife Trust has also objected: 
 
- concerned that elements that community were consulted on in draft Design 

Brief  are not reflected in the proposals, specifically with regard to green space, 
natural play space and  semi-natural habitat 

- biodiversity gains need to be incorporated into the designs through use of 
native trees and shrubs, connectivity of landscaping to hedgerow at rear of 
Dore Primary School and incorporation of bat bricks into new buildings 

- no proposals for trees and shrubs in proposed green spaces 
- existing trees, particularly those to sensitive south west boundary, should be 

retained and recommendations of Arboricultural Report  followed - space must 
be allowed for tree roots and canopies - plans show gardens to Plots12 and 13 
right up to border 

- proposed green spaces bear little resemblance to Design Brief - represent a 
series of disconnected green spaces that does not link to the woodland to the 
north west of the site - minimises ecological value and does not comply with  
Core Strategy policies or NERC (Natural Environment and Rural Communities 
Act) Biodiversity Duty 

- no provision for 'green roofs' as required in Climate Change and Design SPD  
- disagree with statement on application form that there are no biodiversity 

considerations on the site  
- although Ecology Report is generally good, the Phase 1 Ecological Survey was 

carried out an inappropriate time of year and a proper grassland/invertebrate 
survey has not been carried out in summer. Also no butterfly survey carried out 
- large number of butterflies noted by SWT members during July 2013 

- recommend maintenance of part of site as meadow for helping absorb water 
run-off and notes opportunities to create pond for wildlife and the community 

- recommends summer invertebrate/butterfly survey, leaving some areas of 
rough grassland for butterflies and addition of at least one pond and/or SUDS 
scheme  

  
Amended Scheme 
 
Following minor adjustments to the layout, principally towards the Bushey Wood 
Road boundary, limited re-consultation was undertaken (restricted to properties in 
Bushey Wood Road, Bushey Wood Grove and Dore Village Society).   
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3 further representations have been received from residents in Bushey Wood 
Road: 
 
- objections have not been listened to  
- size of house on Plot 34 has been increased from 2 storeys to 3 storeys (Note - 

this was an error on the plan key and has since been corrected) 
- continue to object to close proximity of Plots 34 and 35 to Bushey Wood Road 

houses and gardens causing major privacy issues 
- Plots 34 and 35 appear to be the two highest and largest houses on site - will 

totally block views from 97 - 103 Bushey Wood Road and invade privacy - 
should be only 2 storey and repositioned lower down the site 

- still doesn't appear to be a sufficient green link between Kings Croft and playing 
field without crossing at least two roads - why not use  existing bank adjoining 
Bushey Wood Road garden boundaries as a 'green link' - will move all those 
plots away from boundary so removing some of privacy issues 

 
The Dore Village Society has confirmed its previous objections: 
 
- revisions do not address any of concerns previously raised 

 
A local house-builder (Pullan Homes) has made representation: 
 
- unless a location for off-site provision (in Dore/Totley) can be identified, 

Affordable Housing should be on-site 
- any proposal to buy back former council houses at Totley Brook is socially 

divisive; a social mix with tenants and owner occupier should not be 
modified by using affordable housing commuted sums 

- with affordable houses available to Housing Associations, there will be 
competitive bids above the SPG/IPG transfer values which will make the 
affordable houses cost neutral to the developer 

- to ensure lower cost smaller units, suitable as starter homes on the housing 
market step ladder, a trade-off against the affordable house provision would 
create a better social mix 

- any developer would aim to maximise the number of detached aspirational 
(formal executive) dwellings 

- site is large enough and need is clear for an on-site equipped area of play 
- 4 frontage plots onto Furniss Avenue would be better as 2 plots with wide 

highway verges/landscaped areas. 
- indicative plan shows substantial communal open spaces which is a waste 

of valuable residential development land 
- layout not innovative as, say, the Persimmon scheme which was rejected by 

both the LPA and at appeal 
- outline stage gives opportunity to achieve design improvements - otherwise 

left with typical executive home estate which could be in any town 
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PLANNING ASSESSMENT 
 
Policy  
 
The site lies within a Housing Area as defined in the adopted Unitary Development 
Plan (UDP).  The Housing designation is retained in the Sheffield Local Plan (SLP) 
Proposals Map (pre-submission version).  The site is not affected by any special 
designations.   
 
The most relevant UDP and SLP Core Strategy policies are: 
 
BE5 (Building Design and Siting) 
BE6 (Landscape Design) 
BE9 (Design for Vehicles) 
BE10 (Design of Streets, Pedestrian Routes, Cycleways and Public Spaces) 
BE12 (Public Art) 
GE10 (Green Network) 
GE11 (Nature Conservation and Development) 
GE15 (Trees and Woodland) 
H7 (Mobility Housing) 
H10 (Development in Housing Areas) 
H14 (Conditions on Development in Housing Areas) 
H15 (Design of New Housing Developments) 
H16 (Open Space in New Housing Developments) 
T8 (Pedestrian Routes) 
T25 (Car Parking in Residential Areas) 
CS22 (Scale of the Requirement for New Housing) 
CS23 (Locations for New Housing) 
CS24 (Maximising the Use of Previously Developed Land for New Housing) 
CS26 (Efficient Use of Housing Land and Accessibility) 
CS31 (Housing in the South West Area) 
CS40 (Affordable Housing) 
CS41 (Creating Mixed Communities) 
CS43 (Schools)  
CS53 (Management of Demand for Travel) 
CS63 (Responses to Climate Change) 
CS64 (Climate Change, Resources and Sustainable Design of Developments) 
CS65 (Renewable Energy and Carbon Reduction) 
CS67 (Flood Risk Management) 
CS74 (Design Principles) 
 
Several policies in the Local Plan City Policies and Sites document (pre-
submission version) (CPS) are also relevant.  The CPS has not yet been adopted 
and the policies can therefore only be afforded limited weight.  This assessment is 
therefore restricted to relying on the adopted policies only.  In this instance, the 
CPS policies generally raise no issues over and above those contained in the 
quoted UDP and Core Strategy policies.  However, the following CPS policies 
should be noted: 
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C1 (Access to Local Services and Community Facilities in New Residential 
Developments) 
C2 (Residential Layout, Space Standards and Accessible Housing) 
D2 (Open Space in Large New Housing Developments) 
 
The site is allocated for Housing (Use Class C3) or Residential Institutions (Class 
C2) in the CPS.  Some degree of weight can be given to this allocation in the 
absence of any objection to the Housing allocation.  However, there remains an 
unresolved objection to the absence of any requirement for car parking provision 
for the adjoining playing field in the conditions attached to the Housing allocation. 
 
Government policy in the National Planning Policy Framework (NPPF) is  relevant.  
Policies within the NPPF are referred to in subsequent sections of this report where 
applicable. 
 
The following documents are also relevant: 
 
- Supplementary Planning Guidance "Designing House Extensions".  Whilst 

not strictly applicable to these proposals, the guiding principles for protecting 
residential amenity are relevant. 

- Interim Planning Guidance "Affordable Housing"  
- Supplementary Planning Guidance "Mobility Housing" 
- Supplementary Planning Guidance "Open Space Provision in New Housing 

Development" 
- Supplementary Planning Guidance "Planning Obligations and Education 

Provision" 
- Supplementary Planning Document "Climate Change and Design" 
 
The South Yorkshire Residential Design Guide (2011) has been designated by 
Members as a Best Practice guide and is therefore a material consideration, albeit 
carrying less weight than the afore-mentioned policies and documents. 
 
A Planning and Design Brief for the site has been prepared as part of the Local 
Growth Fund programme.  The Brief was publicly consulted on between October 
and December 2012 and was subsequently approved by Members of the Planning 
Committee in March 2013.  As such, it is a material consideration in determining 
this application. 
 
Principle of Proposed Development 
 
Housing uses are preferred in accordance with UDP Policy H10 and the site has 
been allocated for Housing or Residential Institutions in the CPS.  The principle of 
residential development been accepted in previous applications, although there is 
no extant permission for the site and the approved Planning and Design Brief 
relates to the development of the site for Housing. 
 
Core Strategy Policy CS22 commits to maintaining a 5 year supply of deliverable 
housing sites at all times.  There is currently a significant shortfall in 'deliverable' 
(i.e. with planning permission for housing uses) sites which is being addressed 
through proposals for additional Housing Site allocations in the Local Plan. Policy 
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CS23 seeks to focus at least 90% of new dwellings in the main urban area and 
Policy CS24 gives priority to previously developed sites.  The proposals are in 
accordance with these policies and granting planning permission will increase the 
supply of 'deliverable' housing sites. 
 
In view of the above, housing (Class C3) development is acceptable in principle. 
 
Housing Density 
 
The density proposed equates to 22.8 units per hectare.  This is significantly below 
the 30-50 density normally expected within the urban area but outside District 
Centres and away from Supertram/high frequency bus routes, as set out in Core 
Strategy Policy CS26.  However, the policy provides scope for densities outside 
this range where they achieve good design, reflect the character of an area or 
protect a sensitive area.  Policy CS31 adds weight to the consideration of lower 
density schemes by giving priority to safeguarding and enhancing the areas of 
character in the South West Area.   
 
This part of Dore cannot be described as having any particularly distinct 
townscape.  It generally comprises detached and semi-detached houses fronting 
the main routes (Furniss Avenue and Bushey Wood Road) between the centre of 
Dore and Abbeydale Road South.  These properties follow generally strong 
building lines and have long rear gardens; and smaller estate developments with 
cul-de-sacs off a spine road (eg. Wyvern Gardens; Kings Coppice).  
 
Densities in the immediate area are typically around 12-15 units/ha with a density 
of approx 20 units/ha in Durvale Court/Wyvern Gardens (opposite side of the 
playing fields).  There are also higher density schemes such as in the newer 
developments around Totley Brook Road (30 units/ha) and the development at the 
end of King Ecgbert Road (44 units/ha).   
 
The proposed layout has its own identity which draws on local characteristics 
without reflecting the surrounding developments.  Despite the low density, plot 
sizes are relatively small and there is a variety of indicative house types. 
 
In this context, the lower density cannot be reasonably justified on the grounds that 
it is necessary in order to reflect local character.  It is worth noting that the higher 
density scheme proposed in 2006 had a density of 37.3 units/ha and was not 
considered harmful to the character of the area in the subsequent appeal decision.   
 
Notwithstanding the above, the scheme does achieve good design, particularly 
through the inclusion of several green spaces. The green spaces cover 
approximately 14% of the site area.  They are included in order to create focal 
points and visual amenity within the development whilst maintaining green links 
and views between the open spaces to the east and west of the site.  The green 
spaces significantly contribute to the quality of the layout and broadly accord with 
requirements set out in the approved Planning Brief for the site.  A higher density 
scheme would require the loss of green space and/or the inclusion of apartments in 
lieu of a variety of house types.  These factors would result in a lower quality 
environment.   
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In view of the above, it is considered that the lower density scheme can be justified 
in this instance.   
 
Housing Mix 
 
The applicant commissioned specialist research into the current housing market to 
inform preparation of the application.  The application is believed to represent the 
aspirations of potential house-builders and, if permission is granted, is expected to 
significantly assist the disposal of the site by providing market confidence. 
 
The results of the research show that there is no market for building apartments 
and that developers would be minded to avoid terraced property forms and 3 
storey townhouses with integral garages.  The market preference is for larger 
family housing (3+ bedrooms) with a smaller number of 5 bed properties. 
 
Core Strategy Policy CS41 promotes mixed communities by encouraging housing 
developments to meet a range of needs including a mix of prices, sizes, types and 
tenures.  The policy includes a requirement for homes for larger households, 
especially families, in areas outside the City Centre and other highly accessible 
locations. 
 
The proposals are for a mix of 2, 3, 4 and 5 bed houses, the 2 bed houses being 
identified as part of the contribution to Affordable Housing.  This creates a good 
mix of housing which reflects the aspirations of potential developers whilst 
providing opportunities for different sized households.  In these respects the 
proposals comply with Policy CS41.   
 
25% of units will be required to meet 'mobility housing' standards in accordance 
with UDP Policy H7 and the Supplementary Planning Guidance "Mobility Housing".  
There is adequate scope within the proposed layout to achieve this level of 
provision. 
 
Affordable Housing 
 
Core Strategy Policy CS40 requires a contribution towards Affordable Housing, 
subject to financial viability.  The associated Interim Planning Guidance "Affordable 
Housing" seeks to provide a contribution of 30 - 40% which should normally be 
provided on site.  An off-site contribution can be accepted if it would have a better 
outcome for overall Affordable Housing provision. 
 
As the application is in outline, a contribution cannot be fixed at this stage of the 
planning process.  The applicant wishes to give potential developers a degree of 
certainty about the requirements for Affordable Housing and the level of 
contribution that is required.  It is therefore proposed that 6 x 2 bed properties are 
provided as 'affordable housing' within the development.  The remaining 
contribution is proposed to be provided off site through a commuted sum (subject 
to viability testing). 
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In this instance, the nearby Totley Brook and New Totley estates provide the 
potential to deliver a much higher number of units off-site than the policy 
requirement would allow to be provided on-site.  However, it is unlikely that the full 
contribution could be spent within these areas within the 5 year timescale that any 
legal obligation would be restricted to.  It is therefore appropriate to provide a 10% 
proportion of the total contribution on-site.  This equates to the 6 x 2 bed units 
which are currently proposed and allows for the provision of smaller dwellings, 
which are required in the area.   
 
Any off-site contribution should be limited to the local area in order to address local 
needs.  This can be secured by condition and the overall package will comply with 
Policy CS40. 
 
Proposed Layout 
 
The site presents several constraints.  Most notable are the difference in levels, 
particularly to the north and west boundaries; the location of important trees; the 
single point available for vehicular access; the need to maintain access to the 
playing field; and the need to maintain public footpath links.   
 
The layout has been designed to accommodate the constraints described above 
whilst providing a good standard of residential amenity for future occupiers, 
maintaining good pedestrian links and opportunities for wildlife, and ensuring that 
views across the site remain available.  Inevitably, compromises have had to be 
made in order to achieve a viable scheme at a justifiable density. 
 
The existing site levels are such that there is an approximately 5 metres level 
difference between the level of the public footpath to the western boundary and the 
level of the former school building and hard play areas.  The dwellings could be 
positioned at 90_"¯ to the western boundary in order to maintain clear views 
through the site between the playing field and Kings Croft towards the Dore 
Conservation Area.  However, this arrangement would require significant 
engineering works and raising of levels to provide access and gardens at an 
acceptable gradient.   The design response indicates split-level properties 
adjoining the public footpath which exploits the existing levels and maximises 
outlook for future residents.  Clustering development around the largest area of 
green space creates a focal point for the development. 
 
A high quality uniform boundary treatment will be required at the boundary with the 
public footpath in order to maintain a high quality public realm whilst providing the 
necessary privacy to the rear of the new dwellings.  This will compromise the 
existing open views across the site.  However, the two proposed public footpath 
links to the existing footpath are relatively open and will continue to provide views, 
albeit more limited than at present.   
 
The proposed green spaces within the development provide loose linkages 
between the east and west boundaries which will allow views through the 
development and provide some degree of opportunity for the movement of wildlife.  
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The proposals provide a coherent road layout with the access point being centred 
on the Furniss Avenue frontage and the provision of a central loop road with 
several shared surfaces off it.  The unadopted public footpath to the eastern 
boundary will be replaced by an adopted road with footway which will follow a 
similar route to existing.  The existing informal route across the top of the site 
(close to Bushey Wood Road dwellings) will be replaced by the estate loop road 
and a footpath link which will join the existing public footpath at a point some 25-30 
metres from the existing point.  This link is slightly sub standard in gradient at 1:10 
but cannot reasonably be improved upon without significantly increasing the length 
and compromising a number of plots. 
 
Several of the representations have raised concerns about this link, with a 
preference expressed for providing a route directly to the rear of existing gardens 
in Bushey Wood Road with the new dwellings on the opposite side.  This 
arrangement would result in minimal natural surveillance of the link and an 
awkward junction where it would meet the existing footpath between garden 
boundaries.  It would also be less effective as a green link and would result in the 
need for street lights at the rear boundaries of existing and proposed dwellings. 
 
The other link to the existing public footpath achieves the standard 1:12 gradient. 
 
The layout at the site entrance relates adequately to the street scene in Furniss 
Avenue and follows the strong building line. 
 
The application states that Northern Power Grid have confirmed that there should 
not be any requirement for a new sub-station. 
 
The alignment of the boundary adjoining the playing field results in an 
approximately 6m deep recess directly behind No80 Furniss Avenue.  Nuisance 
activity in this area is reported in the Representations section of this report.  The 
boundary would benefit from being realigned to remove the recessed area or 
increase visibility across it.  However, this cannot be given any weight as 
consideration must be restricted to the application boundary as submitted.  In order 
to ease this situation the location of the access route to the playing field has been 
adjusted so that there will be a view along the access from the estate road.  This 
should help to deter activity in this recessed corner. 
 
Overall, the proposals address the site constraints positively, resulting in a good 
quality layout that sits comfortably in the local context.  The proposals therefore 
comply with UDP Policies BE5, BE10, GE10, H14, H15, T8 and CS74. 
 
Sustainability 
 
There is a presumption in favour of sustainable development as set out in the 
NPPF.  The proposals re-use previously developed (brownfield) land and will 
contribute to the strong local community by providing good quality housing to meet 
the needs of present and future generations.  The site is well located in terms of 
access to local shops and services and there are regular bus services in Furniss 
Avenue.   
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The site is located between two large areas of green space and the proposals 
provide several areas of green space within the layout which will contribute to 
maintaining opportunities for biodiversity and the movement of wildlife.  The most 
important trees are retained.  The layout minimises the need for ground re-
modelling by working with the existing ground levels as far as possible.  A large 
proportion of the grass bank directly above the playing field is retained in the 
layout.  This area can be left in a natural or semi-natural state and the submitted 
Design and Access Statement suggests the possibility of a wildflower meadow 
which would be beneficial to the green environment.  Ground investigations have 
indicated that the site is likely to be suitable for a sustainable drainage solution 
(SUDS).  SUDS involve a range of techniques including soakaways, infiltration 
trenches, permeable pavements, grassed swales, green roofs, ponds and 
wetlands.   
 
The detailed design of the proposed dwellings is a reserved matter and will be fully 
considered through either the reserved matters approval process or a fresh 
application for full planning permission.  The development will be expected to 
achieve a minimum Level 3 in the Code for Sustainable Homes and to meet at 
least 10% of its predicted energy needs from renewable or low carbon energy.  It 
will also be expected to incorporate 'green roofs' as part of the detailed design of 
buildings in accordance with the Supplementary Planning Document "Climate 
Change and Design".  The extent of the 'green roofs' will be subject to future 
negotiation.  Conditions to ensure delivery of these matters can be attached to the 
outline planning permission, if granted. 
 
The above measures reflect the general principles of sustainable development and 
thereby comply with UDP Policies BE6, GE10, GE11 and GE15 and Core Strategy 
Policies CS63, CS64, CS65 and CS67.  The proposals also comply with draft CPS 
Policy C1 which requires new large/medium scale housing developments to be 
integrated with existing residential communities and where public transport and 
local shops and services are readily accessible on foot. 
 
Landscape and Ecology 
 
A comprehensive Ecological Assessment (EA) has been submitted in support of 
the application.  No protected species have been identified although a bat survey is 
recommended.  This is not considered necessary as the trees that are of interest 
are to be retained within the development.  The EA also notes that the proposed 
scheme will include potentially suitable bat foraging habitat.  The EA considers the 
wider context, including local sites of conservation interest, and indicates that the 
scheme will not have any detrimental effect for nature conservation.   
 
The representations indicate that the site attracts significant numbers of butterflies 
and it is acknowledged that the EA does not consider this interest.  However, the 
proposals are not considered to be detrimental to this interest, particularly if a 
wildflower meadow is included in the detailed landscape proposals.  It should be 
noted that a wildflower meadow will require specific management and cutting 
regimes in order to be adequately maintained for ecological benefit. 
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As stated in the previous section, the proposals also indicate that the site is likely 
to be suitable for SUDS.  This could support further biodiversity enhancements.  
The site is suitable for the inclusion of bird and bat boxes which will further 
increase biodiversity and can be conditioned. 
 
As stated previously, the most important trees are to be retained and the layout 
includes the provision of new green spaces which will contribute to visual and 
residential amenity and promote biodiversity. The detailed landscape design will be 
considered through the reserved matters process but a management plan will be 
required in order to promote biodiversity and should be conditioned.  
 
In view of the above, the proposals comply with UDP Policies BE6, GE10, GE11 
and GE15. 
 
Public Art 
 
There are opportunities within the scheme to provide for public art in accordance 
with UDP Policy BE12.   This will be dealt with at reserved matters stage and it is 
anticipated that it will be provided within one or more of the green spaces.  There is 
also the possibility of provision as part of the public footpath links or SUDS. 
 
Residential Amenity - Proposed Dwellings 
 
The detailed design of dwellings is a reserved matter but the layout shows that 
good quality living conditions can be provided with sufficient separation, outlook 
and external space to each plot.  The indicative layout of dwellings within the 
proposed plots show that the minimum private garden areas exceed 67m2. The 
majority of plots show areas in excess of 100m2.  These areas comfortably exceed 
the best practice specifications in the South Yorkshire Residential Design Guide 
and comply with UDP Policy H15 and draft CPS Policy C2. 
 
Residential Amenity - Existing Dwellings 
 
The separation distances between dwellings within the development and between 
new and existing dwellings meet and generally exceed guidelines as specified in 
the Supplementary Planning Guidance "Designing House Extensions".  The SPG 
is not applicable to new dwellings but the guiding principles are relevant as good 
practice. 
 
The concerns of adjoining residents in Furniss Avenue are noted.  A pair of 
dwellings is proposed to each side of the road access and will adjoin the dwellings 
in Furniss Avenue.  An indicative street elevation has been provided and 
demonstrates that the new dwellings can satisfactorily relate to the existing 
dwellings.  Driveways are indicated to the sides of the new dwellings adjoining the 
boundaries with the existing dwellings and there is no projection of new dwellings 
beyond the rear of the existing dwellings.  There may be limited impact on the large 
side dormer at No80 Furniss Avenue but this will be largely mitigated by the rising 
ground levels.   
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Behind the Furniss Avenue frontage, a single dwelling to each side of the access 
road will back onto the side boundaries of the rear gardens of Nos80 and 90 
Furniss Avenue, respectively.  The rear gardens to 80 and 90 are approximately 
30m long.  Tree cover adjoining the boundary with No80 is shown for removal.  
This is necessary to make effective use of the space between the two existing 
dwellings whilst maintaining a reasonable density.   
 
As shown on the indicative plan, the dwelling backing onto No80 will have a rear 
garden length of 11.5m.  This exceeds the 10m minimum length normally 
expected.  The dwelling will be at least 25m from the nearest point of the dwelling 
at No80.  Additional screen planting can be planted at the boundary to ensure 
privacy between garden spaces.  No90 has significant planting within its garden to 
the lower part of the side boundary.  This is sufficient to screen views from the 
proposed new dwelling which, again, has a rear garden length in excess of 11m.   
 
A significant proportion of the tree belt at the boundary with the rear gardens of 
dwellings in Furniss Avenue will be retained.  The side elevations of 2 new 
dwellings will face the tree belt.  This will reduce pressure for subsequent tree 
removals/pruning due to shading problems and will ensure that there is no impact 
on the rear boundaries of the existing properties. 
 
Residents adjoining the site in Bushey Wood Road have raised concerns about the 
proximity of new dwellings to their rear garden boundaries.  Their rear gardens are 
in excess of 20m length.  2, 2½ and 3 storey (split-level) dwellings are proposed in 
this area.  The split-level units will appear as 2 storey on the rear elevations.  
Computer generated views of the development from No111 Bushey Wood Road 
have been provided and indicate that the site levels and existing boundary 
treatments will maintain privacy.  Separation distances between existing and 
proposed rear elevations are well in excess of 30m.  The plot to the rear of No109 
and 111 has the closest relationship but only has its side elevation facing.  
Nevertheless, amendments have been negotiated to increase the separation to the 
boundary.  No107 is now most affected but the level of separation is more than 
sufficient to maintain adequate residential amenity. 
 
In view of the above, the proposals comply with UDP Policies H14 and H15. 
 
Highway Issues 
 
The road layout provides a safe and efficient layout which is good quality and with 
a clear hierarchy of streets.  Minor amendments during the course of the 
application have ensured that adequate turning provision is made for service 
vehicles. A minimum of 2 car parking spaces are provided for each dwelling, with 
the larger units having at least 3 spaces.  The road layout also provides adequate 
scope for on street parking for visitors.  In these respects, the proposals comply 
with UDP Policies BE9, H14(d) and T25 and with best practice guidance in the 
South Yorkshire Residential Design Guide. 
 
Core Strategy Policy CS53 seeks to manage the demand for travel.  The policy 
promotes good quality public transport which is considered necessary to 
encourage more sustainable modes of travel.  In line with this policy, a contribution 
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to upgrading public transport infrastructure is appropriate for this scheme.  Funding 
of a Real Time info screen at the Totley Brook Road bus terminus has been 
requested at a cost of £15,000.  The necessary arrangements for the infrastructure 
improvements can be secured by condition. 
 
Good footpath links are provided and connect to existing routes in accordance with 
UDP Policies T8 and H15(d).  The layout requires the diversion of the existing 
unadopted public footpath that links Furniss Avenue to Wyvern Gardens. 
 
The community requests for car parking provision for use in connection with non-
school use of the playing field are noted and have been considered.  The playing 
field is used outside school hours, particularly weekends, for football matches and 
other sports.  Such use is encouraged and is in line with the Community Use 
Agreement negotiated when the new King Ecgbert School was built.   The hard 
standing areas within the application site have been used for informal parking in 
connection with this use since the old school was demolished.  There is no 
evidence that the school grounds had been used for this purpose prior to vacation 
of the site. 
 
The approved Planning Brief for the site specifies that visitor parking is required to 
be provided on a communal basis, which would serve both residents and the users 
of the adjacent playing field.  Based on the number of dwellings this equates to 16-
17 car parking spaces, as 1 visitor parking space is required per 4 dwellings.  The 
Brief notes that this need not simply be accommodated as parking bays but can be 
accommodated on street within the development assuming the street is wide 
enough, in lay-bys or as parking bays.  The proposed layout includes provision for 
on street parking for this number of spaces without relying on spaces directly in 
front of the new dwellings.  Further provision is available at the new school albeit 
unlikely that it will be used as it is remote from the playing field.  In practice, any 
excess demand for parking is likely to be accommodated in Furniss Avenue.  This 
should not displace residents parking as all properties in Furniss Avenue have off 
street parking.  Nor should it cause any significant disturbance to residents due to 
the level of separation of dwellings from the carriageway. 
 
Overall, adequate provision is made for vehicles and the proposals accord with 
UDP Policies BE9, H14(d) and T25 and Core Strategy Policy CS53. 
 
Open Space 
 
At least 10% of the layout is given over to informal open space areas.  This 
provision accords with UDP Policy H16 and the associated Supplementary 
Planning Guidance "Open Space Provision in New Housing Development".  It also 
complies with CPS Policy D2.  The on site open space will be required to be 
maintained at the expense of the developer.  This is likely to pass to a residents 
management company and will give residents more ownership of the open space 
areas.   A commuted sum will be required for provision or enhancement of off-site 
sports facilities and children's play equipment.  On the basis of the size and 
number of units the required contribution will be £78,547.80.  This can be secured 
by planning condition. 
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Education Provision 
 
The development will increase the demand for school places in the immediate 
area.  Children, Young People, and Families (CYPF) have confirmed that they 
consider it is possible that additional demand resulting from the proposed 
development could be absorbed by the existing system at the Primary stage but, 
despite additional Secondary places from 2015/16, demand will exceed the level of 
provision in the area from 2016 onwards.  Central government funding is available 
to ensure the existing local population can access a school place but this funding is 
not intended to address demand growth resulting from new housing.  Although 
CYPF will bring forward proposals to address the expected shortfall in supply of 
places where necessary from population change, additional housing will 
exacerbate the need and therefore increase the number of places required. 
 
In accordance with Core Strategy Policy CS43 and the Supplementary Planning 
Guidance "Planning Obligations and Education Provision", a financial contribution 
is therefore appropriate to enable future Secondary education needs to be met.  
The required contribution is £178,295 and can be secured by planning condition. 
 
Ground Contamination 
 
A Phase I desktop study has been carried out in respect of potential ground 
contamination.  The study indicates that there are potential sources of 
contamination on the site and in the surrounding area, generally as a result of 
made ground, possible high permeability of the underlying geology and remnants 
from the previous demolition works.  The study recommends a Phase 2 intrusive 
site investigation, which can be conditioned.  
 
SUMMARY AND RECOMMENDATION 
 
The site is in a Housing Area as defined in the UDP and is allocated for Housing in 
the Local Plan City Policies and Sites document (pre-submission version).  The 
outline proposals provide a good mix of housing, including provision for Affordable 
Housing and scope for Mobility Housing.  The density is lower than normally 
expected but appropriate given the constraints of the site and the inclusion of 
significant areas of informal open space.  The proposals represent a sustainable 
form of development that accords with the approved Design Brief for the site and 
provides a high quality layout.  The proposals respond positively to the existing 
ground levels and relates satisfactorily to neighbouring properties and the street 
scene in Furniss Avenue.  
 
Adequate residential amenity is provided and maintained for new and existing 
residents, respectively.  Adequate provision is made for vehicles, including on 
street parking which can be shared with users of the adjoining playing field.   
 
The detailed design of the proposed dwellings is a reserved matter.  The details 
will be expected to make provision for renewable and/or low carbon energy and 
meet Level 3 of the Code for Sustainable Homes as a minimum.   
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Commuted sums are required in respect of providing or enhancing formal sports 
provision and children's play equipment in the local area and in respect of provision 
for secondary education.   Commuted sums are normally secured by legal 
agreement.  There is no facility for a legal agreement in this instance as the 
Council is the applicant and cannot enter into an agreement with itself.  Therefore, 
conditions have been imposed accordingly.  The conditions do not preclude a legal 
agreement being entered into by the developer at reserved matters stage following 
disposal of the site.  
 
Overall, the proposals comply with the quoted policies and planning documents 
and it is recommended that outline planning permission is granted subject to 
appropriate conditions. 
 
Footpath links to existing routes are included in the layout.  This requires diversion 
of the existing public footpath that crosses the site.  Members are requested to 
confirm that they: 
 
a. Raise no objection to the proposed diversion of the public footpath shown 
on the plan included, subject to satisfactory arrangements being made with 
Statutory Undertakers with regards to such of their mains and services that may be 
affected. Any unresolved objections will be the subject of a later, separate report. 
 
b. Authorise Legal Services, to take all necessary action on the matter under 
the relevant powers contained within either: 
 
i The Highways Act 1980, or 
 
ii The Town and Country Planning Act 1990, 
 
dependent upon which statute is appropriate at the time of processing the diversion 
Order. 
 
iii and in the case of any public path order, in the event that no objections are 
received or any objections received being resolved, authority be given for the order 
to be confirmed. 
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