
SHEFFIELD CITY COUNCIL 
 
Report of The Head of Planning 
To The City Centre, South and East Planning and Highways Committee 
Date of Meeting: 26/11/2012 
 
LIST OF PLANNING APPLICATIONS FOR DECISION OR INFORMATION 
 
*NOTE* Under the heading “Representations” a Brief Summary of Representations 
received up to a week before the Committee date is given (later representations 
will be reported verbally).  The main points only are given for ease of reference.  
The full letters are on the application file, which is available to members and the 
public and will be at the meeting. 
 

 
Case Number 

 
12/03171/FUL (Formerly PP-02245913) 
 

Application Type Full Planning Application 
 

Proposal Two storey side extension, including rear dormer 
window and single storey front and rear extensions 
with new steps to front door and associated 
landscaping to front  
 

Location 6 Rosamond Place 
Sheffield 
S17 4LX 
 

Date Received 12/10/2012 
 

Team SOUTH 
 

Applicant/Agent Mr Neil Fieldhouse 
 

Recommendation Grant Conditionally 
 

Subject to: 
 
1 The development, as approved in this application, shall be completed in its 

entirety within 6 months of this decision notice. 
 
 In order to comply with the requirements of the Town and Country Planning 

Act. 
 
2 Within two months of the date of this decision, a comprehensive and 

detailed hard and soft landscape scheme for the front of the site, including 
level information, shall be submitted to and approved in writing by the Local 
Planning Authority. 

 
 In the interests of the visual amenities of the locality. 
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3 Before any hard surfaced areas are constructed, full details of all those hard 

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

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

the risk of flooding. 
 
4 The development must be carried out in complete accordance with the 

following approved documents: 
 
 Drawings dated 15th October 2012 and Amended drawings received by 

email dated 12 November 2012 
 
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
 
5 The proposed facing materials shall match the facing materials to the 

existing building. 
 
 In the interests of the visual amenities of the locality. 
 
6 The proposed roofing materials shall match the roofing materials to the 

existing building. 
 
 In the interests of the visual amenities of the locality. 
 
7 The cheeks and frontages of the dormer windows shall be hung with tiles 

that are similar to the existing roof materials in terms of colour, size and 
texture. 

 
 In order to ensure an appropriate quality of development. 
 
8 Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (and any order revoking and re-
enacting the order) no windows or other openings shall be formed in the 
side elevations of the extensions hereby permitted without the prior written 
approval of the Local Planning Authority. 

 
 In the interests of the amenities of occupiers of adjoining property. 
 
9 The soft landscaped areas shall be managed and maintained for a period of 

5 years from the date of implementation and any plant failures within that 
period shall be replaced in accordance with the approved details. 
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 In the interests of the visual amenities of the locality. 
 
10 The Local Planning Authority shall be notified in writing when the landscape 

works are completed. 
 
 In the interests of the amenities of the locality owing to the design and 

external appearance of the . 
 
 Attention is drawn to the following justifications: 
 
1. The decision to grant permission and impose any conditions has been taken 

having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
 BE5 - Building Design and Siting 
 H14 - Conditions on Development in Housing Areas  and SPG - Designing 

House Extensions 
 CS74 - Design Principles  
 
 The design of the proposal is considered to be sympathetic to the 

surrounding built area and the dwellings original built form. Furthermore, 
owing to the design of the alterations, together with their siting, it is not 
considered that the alterations would have a significant impact upon the 
amenities of the neighbouring properties.  

 
 As such, the proposal is considered to be acceptable in terms of its scale, 

built form, massing, materials and details. It is therefore considered to be 
satisfactory with regards to UDP policies BE5 and H14, Core Strategy CS74 
and SPG guidelines.  

 
 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 

 
 Attention is drawn to the following directives: 
 
1. From the 6th April 2008, the Town and Country Planning (Fees for 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 24



 

Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application relates to a semi detached dwelling on Rosamond Place. Set 
within a cul-de-sac, the property is located approximately 4.5 km from the city 
centre of Sheffield. The property is sited within a Housing Area as defined in the 
Local Planning Authority’s Unitary Development Plan. 
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The property is a 1970’s styled, brick and tile built property. The building is set in 
between front and rear gardens and a driveway at the front, originally led to an 
attached garage. The property is set slightly higher than the neighbouring property 
no. 4 Rosamond Place and the land slopes down from the south to north. 
 
The dwelling has been granted consent for various extensions in the past and 
works have are well advanced. This application seeks to make various alterations 
to the permission that has already been granted and this application is 
retrospective, in so far as some of the works have already been carried out.  
 
This application has been received following the dismissal at appeal of a planning 
application which was determined earlier this year. This application seeks 
permission for the retention of a two storey side extension to the dwelling, together 
with single storey front /rear extensions and a rear dormer window. The rear 
extension will project from the rear elevation of the dwelling by approximately 2.1 
metres. It requires planning consent as it spans the entire width of the original 
dwelling and the width of the previously granted side extension. Likewise, the 
smaller of the two dormer windows requires planning consent as it is not situated 
within the roof plane of the original dwelling.  
 

 In essence, this application differs from the application refused by elected 
Members and subject of the recent appeal, in so far as; there is no excavation to 
the drive way and a dwarf boundary wall and flower bed, which was originally 
within the site, will be rebuilt.  The staircase will only project form the front elevation 
by 1.15 metres rather than 2.3 metres and the dormer window is shown as 
constructed on site but, with a smaller area of glazing. The front garden is now 
proposed to be level with the edge of the footway. 

 
 RELEVANT PLANNING HISTORY  
 
 In 2010 an application (Reference 10/03761/FUL) was submitted proposing to 

erect a two-storey side/front extension including garage at basement level, single-
storey front extension, single-storey rear extension and erection of rear dormer 
windows to dwellinghouse.  

 
 This application was refused as it was considered that the design of the extension 

by reason of its built form, scale, massing and details would be out of keeping with 
the design of the existing dwellinghouse and would be injurious to the character of 
the property itself and the street scene.  

  
 A second application was submitted in early 2011(11/00619/FUL) and this proposal 

did not include the basement garage element of the first application, or the 
excavation of the front garden to accommodate the garage. It also removed the 
large two storey gable ended front extension. The plans also re-arranged the front 
first floor windows and overall design was considered to remedy the previous 
concerns. This application was subsequently approved on 14 April 2011. 
 
An enforcement enquiry was received in June 2011 and the site was subsequently 
visited. The complainant had raised concerns that the works on site were taking 
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place to enable the refused basement garage to be built. This was owing to 
excavation works being carried out to the front garden. 
 
After several site visits and conversations with the owner of the property, a 
Temporary Stop Notice was served along with a Planning Contravention Notice to 
establish exactly what was being done. The excavation works were said to be 
necessary to construct the foundations and facilitate the development.  
 
A planning application was subsequently received, referenced 11/03971/FUL and 
this sought permission to retain part of the rear extension that did not have 
approval, small changes to the rear dormer windows and to retain some excavation 
of the front garden and the changes to the front door steps. As Members may 
recall, this application was refused and authority was given to take enforcement 
action.  
 

 An enforcement notice was served upon the applicant to remove the unauthorised 
works and the applicant did not lodge an appeal against this enforcement notice. 
However, before the compliance period ended, the appeal to the Planning 
Inspector relating to the refusal of planning permission was made. 

 
 An appeal was lodged against the refusal to grant planning consent. The Inspector 

limited her considerations to the changes that were made to the original approval 
of 2011. These considerations were the: 

 
 a) increase in the depth and width of the rear single storey extension; 
 b) lowering of the level of the front garden; 
 c) redesigned front steps; 
 d) reduced width of the upper floor front windows; 
 e) insertion of French doors in place of a door and window to the kitchen. 
 
 She concluded that a, d and e were acceptable and that the dismissal was on the 

issues raised in b and c. 
 
 As the enforcement notice requires the removal of the rear extension and the 

alteration of the dormer windows, the applicant has submitted this application to 
seek the authorisation of the elements of the proposal that were considered to be 
acceptable at appeal. The application also tries to alleviate the concerns that the 
inspector had as indicated in points b and c.  

 
SUMMARY OF REPRESENTATIONS 
 

− There has been one letter of representation received in connection with this 
application. The letter is, however, signed by three of the neighbouring 
residents. The letter raises the following material planning issues: 

 

− The proposal would retain excavation of the driveway and the drive now 
slopes down towards no. 4. This will lead to water flowing towards the 
neighbouring property no. 4 and this could lead to flooding. 
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− The design is not in keeping with the street and the tall and forward 
projecting stair tower would not complement or enhance the appearance of 
the host building; 

− The dormer windows are already out of scale with the proposals setting as 
viewed from all directions; 

− The proposal does not protect the reasonable living conditions of the 
occupiers of the nearby residential premises and does not accord with the 
objectives of the policies BE5, H14 and Core Strategy policy CS74; 

− The proposal should be completed in accordance with the enforcement 
order [The plans approved in 2011] 

 
The above comments are discussed in the following report. 
 
PLANNING ASSESSMENT 
 

 The following planning assessment is for a retrospective planning application. 
However, whilst works have been carried out, these actions should not prejudice 
any future decision made by the Local Planning Authority. The application has to 
be assessed accordingly against the Local Planning Authority’s guidelines and 
policies.   

 
 Policy Issues 
 
 As the application property is situated within a Housing Area, the most relevant 

planning policies are therefore outlined in UDP policies H14 and BE5. Owing to the 
nature of the proposal, the guidance stipulated in the Supplementary Planning 
Guidance: Designing House Extensions is also relevant.   

 
 In March 2009, Sheffield City Council adopted its Core Strategy policy document. 

Policy CS74 of the adopted Core Strategy further reinforces the need for high 
quality designs which respect the character and built form of the surrounding area. 
 

 Design Issues 
 
 Policies H14 and BE5 of the UDP, seek high quality designs that enable a proposal 

to fit in comfortably within their surroundings without being detrimental to the visual 
amenities of the area. Similarly, policy CS74 of the Core Strategy further reiterates 
the need for high quality designs and also states that development should respect 
the topography of the surrounding area. 

 
The proposal has been amended by the applicant and these drawings were 
received on 12 November 2012. The amended drawings indicate a scheme which 
is almost identical to the drawings that were originally approved in the application 
11/00619/FUL. The drawings include a wider single storey rear extension and the 
front door steps have railings similar to what was originally there. There are seven 
steps down to the drive and the drive is indicated as being no lower than the 
original driveway.  

 
 The drive is to be level, but the front elevation indicates the fall of the public 

highway. A condition can be attached to any approval to ensure that excess rain 
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water drains within the curtilage of the site through the use of permeable paving. If 
such a condition is attached, the proposed alterations to the frontage of the 
dwelling would be very minimal compared to the original approved scheme. 
 

 The Planning Inspector raised concerns with the overall excavation to the drive and 
the height and massing of the staircase. As the previously refused drawings had 
removed all boundary treatments and increased the prominence of the stairs the 
Inspector considered the proposal would create a harsh unattractive, obtrusive and 
alien feature that would be detrimental to the character of the street.  

 
 These concerns are considered to have been overcome as the amended plans 

received have reduced the projection of the staircase from the front elevation of the 
property and also reinstated the original ground levels and boundary treatments 
and landscaping. The dwelling always had seven steps to the ground and this is 
the same within this proposed scheme. Unlike the previous refusal, the steps only 
project 1.15 metres from the front elevation, rather than 2.3 metres forward as 
indicated on the previous refusal. Railings are incorporated around the steps as 
these were a feature found on the original dwelling. This also limits the amount of 
facing brickwork viewed within the street.  
 

 The frontage of this proposal is very similar to the front garden and landscaping of 
the original site. The incorporation of landscaping and the boundary treatments will 
enhance the setting of the dwelling and it is considered that this proposal will 
satisfy the Inspectors concerns in this respect.  

 
 The proposal also seeks permission to erect a single storey rear extension across 

the entire width of the property. This element was dealt with by the Inspector and 
considered to be acceptable. 

 
 The large dormer window which has been proposed is wholly within the original 

roof and could be erected without planning consent under Class B of the General 
Permitted Development Order 2008. This planning application is therefore to 
assess the impact of the smaller dormer window within the proposed side 
extension. The Planning Inspector made reference to the appearance of the 
structure but concluded that the changes to the dormer window are a matter for the 
Local Planning Authority to assess.  

 
 The dormer window is closer to the side elevation of the extension than proposed 

in the approved drawings of 2011. However, the amount of glazing is much 
smaller. The frontage and cheeks of the dormer window would match the roof and 
the overall appearance is considered to be acceptable within the street. Whilst the 
dormer window is slightly larger than the original approval, when viewed from the 
rear, the tile hanging will reduce the overall visual impact, unlike the original 
approval which had a larger area of glass.  
 

 On balance, it is considered that the marginal increase in size is not to the 
detriment of the surrounding area, especially as the other improvements to the 
front of the dwelling have been made. The Inspector did not determine whether the 
dormer windows were acceptable, but made it clear that the combination of all the 
previous changes, including the dormer windows, would have a detrimental impact 
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upon the street. As outlined in the planning history, the Inspectors concerns are 
primarily with the front steps and the garden levels.   

 
 With this in mind, and whilst it is acknowledged that the proposal does increase the 

size of the original proposed extensions, the detailing of the extensions respect the 
original dwelling and are similar to other extensions that have been approved in the 
wider surrounding area. The design is considered to be acceptable and not 
detrimental to the character of the original building or the surrounding area. 

 
 This proposal is considered to respect the characteristics of the site and the 

character and appearance of the original building / surrounding area. It is 
considered that the proposal has taken note of the Inspectors findings and 
accordingly, the proposal is therefore considered to be acceptable in terms of Core 
Strategy policy CS74 and UDP policies BE5 and H14. 
 
Amenity Issues 
 

 UDP policy H14 and guidelines 4, 5 and 6 of the SPG: Designing House 
Extensions, seek to protect the amenities of the neighbouring properties. Whilst 
policy 5 addresses the issues of overshadowing and loss of light, guidelines 4 and 
6 seek to protect minimum levels of privacy.  

 
 It is worth noting here that the Inspector concluded that the proposed alterations to 

the approved scheme (the rear extension, insertion of French doors) did not have a 
significant impact upon the amenities of no.4 and 8. The following element of the 
report reiterates the Inspectors conclusions and outlines the material planning 
concerns relating to this application.  

 
 It is considered that the proposal would not significantly overbear/ overshadow the 

neighbouring property to a degree that would warrant a refusal, because: 
 

− The rear single storey extension does not project along the shared boundary with 
the adjoining property by more than 3 metres and is therefore in line with SPG 
guideline 5; 

− The side and rear extensions are sited next to the attached garage of neighbouring 
property no 4. It does not project beyond the attached garage and therefore 
prevent light into the rear ground floor windows of the neighbouring properties. 
Furthermore, owing to the siting of the extension, together with the existing 
boundary treatments, the proposal is also not considered to significantly overbear 
upon the rear amenity space of the neighbouring properties; 

− The side windows in the neighbouring property do not appear to be the only 
sources of light to main habitable rooms; 

− The application property and the neighbouring property no 4 are set at angles to 
each other which creates space between the properties;  

− The proposed extensions do not extend past the front and rear elevations of the 
neighbouring properties to the extent of cutting a 45 degree angle with the front or 
rear ground floor windows.  

 
 With regards to the above, the proposal in this instance is considered to be 

acceptable in terms of SPG guideline 5 and UDP policy H14.   
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 The proposed windows will have outlooks onto the rear garden and the wide public 

highway. The proposed front windows are over 21 metres away from neighbouring 
windows and this is in accordance with the Council’s supplementary planning 
guidance.  

 
 The rear windows at first floor level will have an outlook which is identical to the 

existing first floor windows. These windows are not considered to compromise 
current levels of privacy. Furthermore, as there is up to 9 metres between the rear 
elevation of the property and the rear boundary, the proposed ground floor 
windows are considered to maintain the current levels of privacy. 

 
 The dormer window is set away from the side elevation of the extension by 

approximately 0.5 metres and is set significantly up on the plane of the roof. It is 
considered that the outlook is channelled along the rear garden rather than 
towards the neighbouring property. The dormer window is set over 10 metres from 
the rear boundary and is considered to meet the distance stipulated within 
supplementary planning guidance, guideline 4. The amount of glazing in this 
proposal is less than the amount stipulated within the original approval as the 
cheeks and frontage of the dormer window will incorporate hanging tiles. As such, 
this proposal is considered to be an improvement upon the drawings which were 
originally approved in 2011. 
 

 The rear garden has been levelled and the new height is proposed in line with the 
rear patio doors. The boundaries are marked with fencing and trees/ shrubs. Whilst 
it is acknowledged that the ground is higher than neighbouring property no 4, the 
existing privacy levels are not considered to be compromised to an extent that 
would warrant a refusal, owing to the existing boundary treatments on both sides of 
the shared boundaries. 

 
 Owing to the above, it is therefore considered that the proposal would not overlook 

the private amenity space of the neighbouring properties and is acceptable in 
terms of SPG guidelines 4 and 6 and, UDP policy H14. 

 
 Highways Issues 
 
 Whilst the proposal does increase the size of the building, the proposal is not 

considered to be contrary to the Council’s parking standards and it is not 
considered that the proposal would be detrimental to highway safety. In this 
respect, the proposal is considered to be acceptable in terms of UDP policy H14 
and SPG guidelines. 
 
Enforcement Issues 
 
There is currently an outstanding enforcement notice which has been served upon 
the applicant. It requires the applicant to build the extension in accordance with the 
approved plans of 2011. If Members are minded to grant this proposal, it is 
considered expedient to withdraw the enforcement notice as this would conflict with 
this improved proposal.  
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A condition should be attached to any approval giving the applicant 6 months to 
complete the works, and this could be enforced with a breach of condition notice 
should the applicant not comply. 
 
Members should be informed that the applicant would be entitled to appeal any 
refusal of this application and enforcement action could not reasonably be taken 
whilst a further appeal is being undertaken.  
 
SUMMARY AND RECOMMENDATION 
 
The proposal’s design is considered to be sympathetic to the surrounding built area 
and the dwellings original built form. Furthermore, owing to the design of the 
alterations, together with their siting, it is not considered that the alterations would 
have a significant impact upon the amenities of the neighbouring properties.  
 
This proposal is considered to improve the quality and appearance of the front 
elevation of the building. As such, it is considered that the proposal satisfies the 
concerns outlined by the Planning Inspector. 
 
Owing to the above reasons, the proposal is considered to be acceptable in terms 
of its scale, built form, massing, materials and details. It is therefore considered to 
be satisfactory with regards to UDP policies BE5 and H14, Core Strategy CS74 
and SPG guidelines.  
 
Accordingly, the application is recommended for approval. 
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Case Number 

 
12/03074/FUL (Formerly PP-02153668) 
 

Application Type Full Planning Application 
 

Proposal Provision of a restaurant with associated drive through, 
car parking and landscaping 
 

Location Land Between Aldi And The Sword Dancer 
Handsworth Road 
Sheffield 
S13 9BS 
 

Date Received 05/10/2012 
 

Team CITY CENTRE AND EAST 
 

Applicant/Agent Mr Matthew Carpenter - Planware Ltd 
 

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: 
 
 plan reference numbers 
 4444_8754_0001 rev C 
 4444_8745_0002 rev C 
 444_8745_0004 rev E 
 4444_8745_0006 rev A 
 4444_8745_0006  
 
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
 
3 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 development shall not be 
used unless such means of site boundary treatment has been provided in 
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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. 
 
4 Prior to the commencement development details of all proposed external 

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

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

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

 
Glazing 
Window reveals 
Doors 
Eaves and verges 
Brickwork detailing 
Entrance canopies 
Roof 
Ridge & valleys 
Rainwater goods 

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

details. 
 
 In order to ensure an appropriate quality of development. 
 
6 Prior to the commencement of development details of the finished plot and 

floor levels shall be submitted to an approved in writing by the Local 
Planning Authority, thereafter the development shall be provided in 
accordance with the approved details. 

 
 In order to ensure an appropriate quality of development. 
 
7 No development shall commence until details of the means of ingress and 

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

 
 In the interests of highway safety and the amenities of the locality. 
 
8 No demolition and/or construction works shall be carried out unless 

equipment is provided for the effective cleaning of the wheels and bodies of 
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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. 
 
9 The building shall not be used unless provision has been made within the 

site for accommodation of delivery/service vehicles in accordance with the 
approved plan/plans and delivery management system submitted as part of 
the transport statement ref:ADL/AJM/2521/08A unless otherwise agreed in 
writing with the Local Planning Authority. 

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

the amenities of the locality. 
 
10 The development shall not be used unless the car parking accommodation 

for the development 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. 
 
11 The development shall not be used unless the cycle parking 

accommodation for the development as shown on the approved plans has 
been provided in accordance with those plans and, thereafter, such cycle 
parking accommodation shall be retained. 

 
 In the interests of delivering sustainable forms of transport, in accordance 

with the Transport Policies in the adopted Unitary Development Plan for 
Sheffield (and/or Core Strategy). 

 
12 The development shall not be occupied 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 fronting the application site (Handsworth Road) before the 
development is brought into use unless otherwise agreed in writing.  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. 
 
13 On occupation of the development the approved travel plan (report ref 

ADL/2521/AJM/19A dated July 2012) and measures contained there in shall 
be implemented, subject to any variations approved in writing by the Local 
Planning Authority. 

 
 In the interests of delivering sustainable forms of transport, in accordance 

with the Transport Policies in the adopted Unitary Development Plan for 
Sheffield (and/or Core Strategy). 

Page 36



 

 
14 Car parking shall be available for users of the wider development 

(supermarket and other commercial units on the former Turner Business 
Park) unless otherwise agreed in writing with the Local Planning Authority. 
The applicant may operate time restricted parking and sanctions may be 
enforced against any vehicles that exceed those restrictions.  Prior to the 
implementation of any parking sanctions/restrictions details shall be 
submitted to and approved in writing by the Local Planning Authority. 

 
 In the interests of traffic safety and the amenities of the locality. 
 
15 A comprehensive and detailed hard and soft landscape scheme for the site 

to include the planting of extra heavy standard trees within the car parking 
area and site boundaries shall be submitted to and approved in writing by 
the Local Planning Authority before the development is commenced, or an 
alternative timeframe to be agreed in writing by the Local Planning Authority. 

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

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

 
 In the interests of the visual amenities of the locality. 
 
17 The use of the building shall be in accordance with Class A3/A5 of the Town 

and Country Planning (Uses classes) Order, 1987, as amended. 
 
 In order to define the permission. 
 
18 The development 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. 
 
19 Amplified sound or live music shall only be played within the restaurant (Use 

Class A3/A5) hereby approved in such a way that noise breakout to the 
street does not exceed: 

  
 i) Background noise levels by more than 3dB(A) when measured as a 15 

minute LAeq; 
 ii) Any octave band centre frequency by more than 3dB when measured as 

a 15 minute Leq, when measured at the façade of the nearest residential 
property opposite the site on Handsworth Road. 
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 Unless otherwise agreed in writing with the Local Planning Authority. 
 
 In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
20 No bins shall be stored externally, prior to the commencement of 

development details of a bin storage area shall have been submitted to and 
approved in writing by the Local Planning Authority and thereafter the bin 
store shall be provided in accordance with the approved details. 

 
 In the interests of the visual amenities of the area. 
 
21 The fire exit doors shall only be used as an emergency exit and shall not at 

any other time be left standing open. 
 
 In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
22 No loudspeakers shall be fixed at any time outside the building. 
 
 In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
23 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. 

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

property. 
 
24 No deliveries to the building shall be carried out between 2300 hours to 

0700 hours (on the following day) Monday to Saturday and 2300 hours to 
0900 hours Sundays and Public Holidays. 

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

property. 
 
25 No movement, sorting or removal of waste bottles, materials or other 

articles, nor movement of skips or bins shall be carried on outside the 
building/s within the site of the development (shown on the plan) between 
2300 hours and 0700 hours (on the following day) Monday to Saturday and 
between 2300 hours and 0900 hours on Sundays and Public Holidays. 

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

property. 
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26 The development shall not be used for the purposes hereby permitted 
unless a scheme for the installation of equipment to control the emission of 
fumes and odours from the premises is submitted for written approval by the 
Local Planning Authority.  These details shall include plans showing the 
location of the fume extract terminating point.  The use shall not be 
commenced until the approved equipment has been installed and is fully 
operational. 

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

property. 
 
27 The site shall be developed with separate systems of drainage for foul and 

surface water on an off site. 
 
 To ensure satisfactory drainage arrangements. 
 
28 No piped discharge of surface water from the application site shall take 

place until works to provide a satisfactory outfall for surface water have 
been completed in accordance with details to be submitted to an approved 
in writing with the local planning authority before development commences. 

 
 To ensure that the site is properly drained and surface water is not 

discharged to the foul sewerage system which will prevent overloading. 
 
 Attention is drawn to the following justifications: 
 
1. The decision to grant permission and impose any conditions has been taken 

having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
IB6 - Development in Fringe Industry and Business Areas 
IB9 - Conditions on Development in Industry and Business Areas 
BE5 - Building Design and Siting 
S5 - Shop Developments outside the Central Shopping Area and District 
Centres 
S7 - Development in District and Local Shopping Centres 
CS66 - Air Quality  
CS74 - Design Principles  
National Planning Policy Framework 

 
Overall it is considered that the development complies with the relevant 
policies and proposals in the development plan, and would not give rise to 
any unacceptable consequences to the environment, community or other 
public interests of acknowledged importance. 
 
This explanation is only intended as a summary of the reasons for grant of 
planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 
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 Attention is drawn to the following directives: 
 
1. The applicant is advised that responsibility for the safe development and 

occupancy of the site rests with the developer. The Local Planning Authority 
has evaluated the risk assessment and remediation scheme on the basis of 
the information available to it, but there may be contamination within the 
land, which has not been discovered by the survey/assessment. 

 
2. 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. 

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

guidance provided by the Institution of Lighting Engineers in their document 
"Guidance Notes for the Reduction of Light Pollution".  This is to prevent 
obtrusive light causing disamenity to neighbours.  The Guidance Notes are 
available from the Institute of Lighting Engineers, telephone number (01788) 
576492 and fax number (01788) 540145. 

 
4. You are required as part of this development, to carry out works within the 

public highway: As part of the requirements of the New Roads and Street 
Works Act 1991 (Section 54), 3rd edition of the Code of Practice 2007, you 
must give at least three months written notice to the Council, informing us of 
the date and extent of works you propose to undertake. 

 
 The notice should be sent to:- 
 
 Sheffield City Council 
 2-10 Carbrook Hall Road 
 Sheffield  
 S9 2DB 
 
 For the attention of Mr P Vickers 
 
 Please note failure to give the appropriate notice may lead to a fixed penalty 

notice being issued and any works on the highway being suspended. 
 
5. You are required, as part of this development, to carry out works within the 

public highway.  You must not start any of this work until you have received 
a signed consent under the Highways Act 1980.  An 
administration/inspection fee will be payable and a Bond required as part of 
the consent. 

 
 You should apply for a consent to: - 
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Highways Adoption Group 
Development Services 
Sheffield City Council 
Howden House, 1 Union Street  
Sheffield  
S1 2SH 
 
For the attention of Mr S Turner 
Tel: (0114) 27 34383 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
This application seeks permission to erect a drive through restaurant (452 sq 
metres in area) on part of the former Turner Business Park, Handsworth Road.  
The application site is approximately 0.30 hectares in area and is situated between 
two recently completed developments which comprise of an Aldi supermarket to 
the north west and a public house to the south east.  All three sites benefit from 
shared access and egress on to Handsworth Road and Richmond Park Road. 
 
Planning consent has been granted previously for the redevelopment of the whole 
of the former Turner Business Park which included full permission for a retail unit 
(use class A1) with associated roads, car park and landscaping and outline 
permission for a public house (Use Class A4), hybrid business units with ancillary 
retail (Use Class B1 (b) and (c)), car parking and landscaping. 
 
The application site is in an allocated Business Area as defined in the adopted 
Sheffield Unitary Development Plan.  The application site comprises a cleared 
generally level site located approximately 1 metre above the level of Handsworth 
Road.  
 
The locality is mixed in character, with residential and commercial properties 
opposite the site on Handsworth Road.  To the north west is the Aldi and Asda 
supermarkets.  The premises on Richmond Park Road to the rear of the site are 
primarily commercial and include the driving test centre and the Thrifty car hire 
centre located on the Portland Business Park.   
 
RELEVANT PLANNING HISTORY  
 
10/03141/FUL - Erection of retail unit (use class A1) with associated roads, car 
park and landscaping (full application) and public house (Use Class A4), hybrid 
business units with ancillary retail (Use Class B1 (b) and (c)), car parking and 
landscaping (outline application) – Granted Conditionally. 
 
11/02241/FUL - Construction of roads, pavements and car parking accommodation 
in connection with redevelopment of site (As amended plan received 05/09/11) – 
Granted Conditionally. 
 
11/03923/FUL - Erection of public house/ restaurant Class A3/A4 with ancillary 
residential accommodation at first floor and associated external play area, together 
with means of access, car parking (85 spaces), landscaping and ancillary works. – 
Granted Conditionally 
 
SUMMARY OF REPRESENTATIONS 
 
15 letters of objection to this application have been received including comments 
from Councillors Harpham and Rooney and a 179 signed named petition, the 
issues raised are summarised as follows: 
 

 Councillor Harpham 
 - Lack of adequate consultation with residents. 
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 -Previous assurances given to residents regarding future use of the site. 
 - Increase in traffic already on congested roads and results of extra traffic on air 

quality in the area. 
 
 Councillor Rooney 
 - Increased traffic, litter and noise. 
 - Over provision in the area of fast food takeaway outlets. 

 
Local residents 
 
-Already a number of existing takeaways in the locality which would suffer as a 
result of another fast food restaurant. 
-There is already a litter problem in the area, especially along the gennel to the 
side of the development which would be made worse. 
-24 hour opening would give rise to noise and disturbance. 
-There is already a drive through McDonalds less than 2 miles from the site and an 
additional restaurant would detract from the area. 
-Increase in antisocial behaviour. 
-Vandalism has taken place while the other buildings on site have been 
constructed.  
-Increased traffic congestion and traffic safety issues. 
-Fast food restaurants give rise to obesity and do not promote a healthy lifestyle. 
-Increase in vermin. 
-Development will affect future house prices. 
-Design of the development must reflect the character of the area. 
-The proposals will make air quality worse in the area.  
 
PLANNING ASSESSMENT 
 
Policy Issues  
 

 Within the Unitary Development Plan, the application site is designated as a 
Business Area.  Policy IB6 of the UDP relates to development in such areas and 
advises that Business (Use Class B1), General Industry (B2) and Warehousing 
(B8) uses are preferred uses of land, however Policy IB6 also identifies that food 
and drink uses (A3/A4 and A5) can also be acceptable subject to the provision of 
other national and local planning policies. 

 
 Policy S5 ‘Shop Development outside the Central Shopping Area and District 

centres’ only permits retail development outside of District and Local shopping 
areas where it would not undermine the vitality and viability of the local centre, it 
would be easily accessible by public transport facilities, it would not generate 
significant traffic volumes and would not take up land or give rise to shortages of 
land for preferred uses.  More up to date policy on out of centre shopping uses is 
however now contained in the National Planning Policy Framework (NPPF). 

 
 Para 26 of the NPPF requires impact assessments to be completed on retail 

proposals over 2,500m sq, the council set a level of 1000sq m.  The proposed 
restaurant has a gross floor area of 452 m sq and as such does not require an 
impact assessment.  A restaurant is however identified as a town centre use in the 
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NPPF and as such any identified sequentially preferable sites must be assessed 
for suitability, viability and availability before any out of centre sites area 
considered. 
 

 The applicant has identified that a minimum site area of 0.3 hectares is required to 
accommodate the development associated parking and drive thru element of the 
restaurant.  The NPPF advocates a flexible approach to consideration of 
development, in this case the provision of the drive thru element alongside the 
restaurant is considered intrinsic to the business offer and disaggregation of these 
elements affects the principle of the development, a view which has recently been 
supported by the planning inspectorate.  The sequential approach has therefore 
been undertaken to consider in centre, edge of centre, and out of centre sites of 
0.3 hectares in area.  

 
 A number of alternative sites have been considered as part of the sequential 

approach these include the Handsworth working Men’s club (Handsworth Road), 
Parkway Service Station (Prince of Wales Road) Red Lion Hotel (Gleadless Road), 
The Elm Tree (980 City Road), Former Park and Arbourthorne Working Mends 
Club (City Road).  Three of the five sites are not currently available for sale and all 
five sites fall below the required 0.3 hectares in area required to accommodate the 
development.  As such there are not considered to be any sequentially preferable 
sites to the proposed development.  The application site is considered to be highly 
accessible by various means of transport and forms part of an established small 
retail/commercial park.  The proposal is therefore considered to be the sequentially 
preferable out of centre site in this case and complies with the provision of the 
NPPF and Local Planning Policy. 

 
 The proposed restaurant (A3/A5) is also not identified by Policy S7 of the UDP as a 

preferred retail (A1) use in a District and Local Shopping Area and as such is not 
considered to detract from or affect the viability of existing centres. 
 

 A number of concerns have also been raised regarding the impact on existing hot 
food takeaways in the locality and the number of established A3 and A5 uses 
already in the area.  Whilst the local centre and general locality has established 
provision for hot food takeaway services, competition between rival businesses is 
not a planning matter. 

 
 Design 
 
 Policy BE5 of the UDP relates to building design and siting and advises that good 

design and the use of good quality materials will be expected in all new 
developments.  It seeks to achieve original architecture and a design on a human 
scale with varied materials that break down the overall mass of development.  
Policy CS74 of the SDF Core Strategy, which relates to design principles, advises 
that high-quality development will be expected, which would respect, take 
advantage of and enhance the distinctive features of the city, its districts and 
neighbourhoods.  Policy IB9 (c) also seeks that developments are well designed 
with buildings and storage of a scale and nature appropriate to the site.  
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 The proposed building is a single storey structure, with its main entrance taken 
from the newly created estate road to the side of the building.  The building 
occupies a similar position to the previously approved business units on the 
Handsworth Road frontage of the site.  The building’s internal layout essentially 
comprises of kitchen and service areas, which occupy over half of the building’s 
footprint and a restaurant comprising of a seating area for customers.  The seating 
area is highly glazed and wraps around the front, side and rear elevations of the 
building and will be visible from Handsworth Road helping to animate the street 
and create some activity.  

 
 The design approach to the building is modern incorporating timber cladding and 

louvers, stone coloured masonry, glazing and green cladding materials.  The 
building has deep projecting eaves which add modelling and depth to the elevation, 
provide solar shading and screen roof mounted plant and equipment.  The 
contemporary design approach is considered to complement the neighbouring 
supermarket and will likely reflect the future modern design approach to the rest of 
this business/retail park development.  The neighbouring public house has a more 
traditional aesthetic incorporating a tiled pitched roof and brick detailing, however 
the street scene along Handsworth Road is varied incorporating many different 
building styles and the proposed development is considered a welcome modern 
addition that will infill a currently vacant cleared site.     

 
 Externally the car parking area and drive thru element of the restaurant are located 

to the rear of the site screened from Handsworth Road by the proposed building.  
The car parking area will be landscaped, secured by planning condition to following 
the landscaped principles established by the original outline planning consent for 
the whole site.  In light of the above the proposal is considered acceptable from a 
design perspective and complies with BE5, CS74 and IB9. 
 
Amenity issues 
 
Policy IB9 (b) seeks to ensure that development does not cause residents to suffer 
form unacceptable living conditions.  The building is well separated from noise 
sensitive uses (residential properties).  The closest residential property to the site 
is the managers flat located above the neighbouring public house (The Sword 
Dancer), with the next closest residential properties located on the opposite side of 
Handsworth Road. 
 
Handsworth Road is a busy arterial route in the city and as such there are relatively 
high background noise levels in the area already.  The applicant is seeking 
flexibility to operate the restaurant (inclusive of use of the drive thru) 24 hours a 
day based on demand.  There are already premises in the locality that operate on 
a 24 hour basis including the much larger Asda supermarket to the north of the site 
and more recently the adjoining public house has been permitted to operate until 
0000 hours Monday to Saturday.  The proposed operation of the restaurant is not 
considered to give rise to any significant noise and disturbance, due to its location 
on the retail park and to the south of Handsworth Road which provides an 
acceptable separation between the proposed commercial and existing residential 
properties to the north.  Any late evening or early morning visits to the restaurant 
by either foot or car are unlikely to cause any significant noise and disturbance 
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again due to the sites location with the building also providing screening to the 
drive thru element of the restaurant.  A small outdoor seating area common to 
nearly all out of centre McDonald’s restaurants is located close to building entrance 
set back from Handsworth Road.  The seating area is small and incidental to the 
main restaurant and again due to the site’s position it is not considered to give rise 
to any amenity issues. 
 

 A fume extraction system which incorporates an odour filtration system which 
removes airborne odours from the cooking process is proposed, details of which 
will be secured by planning condition. In light of the above the proposal is 
considered to comply with policy IB9. 

 
 Antisocial behaviour issues 
 
 Anti-social behaviour issues are a matter for the police, however there is no 

evidence to suggest that the proposal will give rise to such issues. The proposed 
development will increase activity and natural surveillance on a currently vacant 
construction site.  The applicant has also indicated that CCTV is to be employed on 
site for customer and staff safety  

 
 Highways 
 
 Access to the wider site is gained via the recently formed junctions onto 

Handsworth Road and Richmond Park Road which also serve the supermarket 
and public house.  The proposed restaurant will take access off the newly created 
estate roads and operate a separate ‘in and out’ access to ensure efficient 
operation of the car park and drive through restaurant facility.  

 
The applicant has submitted a transport statement which has analysed the 
potential traffic generation from the development.  A detailed transport assessment 
was also prepared for the previous outline application which included consideration 
of the traffic generation from the supermarket and public house now erected, and 
three commercial units with a total floor space of 1609 sq metres, the report 
concluded that there were no significant highways implications from the 
development.  Two of the commercial units with a combined floor space 1,031 
previously approved on the application site are proposed to be replaced with the 
restaurant with a floor space of 452sq m. This results in an overall reduction in 
floorspace on the site from the previously approved scheme of 579 sq metres.  
Whilst a drive thru restaurant may be considered to generate more vehicle 
movements than an office unit of an equivalent size, the applicant’s transport 
assessment has indicated that a number of the trips to the development would 
already be on the network in the form of pass by trips from vehicles that are 
already using Handsworth Road, or linked trips with the adjoining supermarkets. 
 
Taking account of the significant reduction in the previously approved commercial 
floor space in order to accommodate the development the proposal is not 
considered to generate any significant additional traffic, which would be harmful to 
the safe operation of the highway network. 
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 Service vehicle access will be taken from the Handsworth Road or the Richmond 
Park Road access to the site.  A service vehicle has been tracked to show that it 
can enter the site, manoeuvre and exit the site in a forward gear.  McDonald’s use 
a sole distributor for delivery of its products and servicing takes place three times a 
week and lasts 15-45 minutes, multi temperature lorries that are capable of 
delivering all required products in a single delivery are used to minimise trips.  A 
sophisticated computer scheduling system is used to timetable deliveries in 
advance so that the necessary parking spaces on the site can be coned off to 
accommodate the delivery vehicle turning requirements. 

 
 The application proposes a total of 35 car parking spaces including 2 accessible 

spaces, 2 waiting grill spaces and 3 cycle racks capable of accommodating 6 
bikes.  An additional 38 parking spaces are also available to the applicant being in 
shared use by the applicant and any future phase of the development of the rest of 
the business park.  The site is highly accessible to public transport and is served 
by 5 bus routes with 4 bus stops within 400 metres of the site as well as having a 
large walk-in catchment from the surrounding residential area.  The applicants has 
also prepared a Travel plan which is considered acceptable and details of which 
will be secured by planning condition. 

 
 The site is considered be in a sustainable location and the level of parking 

provision proposed is considered acceptable.  Therefore the proposal is 
considered acceptable from a highways perspective. 
 

 Air Quality 
 
 Policy CS66 of the Core Strategy also advises that action to protect air quality will 

be taken in all areas of the City and action to improve air quality will be taken 
across the built up area and particular where residents in road corridors with high 
levels of traffic are directly exposed to levels of pollution above national targets’.  

 
 Air quality issues were considered as part of the approved hybrid outline planning 

application for the whole of the former turner business park and an Air Quality 
Assessment was submitted to analyse the potential traffic emissions associated 
with the approved mixed-use development.    

 
 The AQA considered the current conditions in the area of the site, the impacts 

arising from traffic movements generated on the local road network during the 
operation of the scheme and any necessary mitigation measures proposed to 
avoid or reduce any impacts that are identified.    

 
 The AQA considered data from the community diffusion tubes for nitrogen dioxide 

that are presently based on Handsworth Road, which enabled the AQA to 
accurately review the modelled air quality impacts  

 
 The Air Quality Assessment considered traffic flows arising from the approved 

development and noted the conclusions of the Traffic Assessment that overall, it is 
predicated that there will be a minor decrease in the ‘developed site’ traffic 
scenario when compared to the potential traffic generation arising from the site’s 
previous industrial uses and as such may result in an improvement in air quality 
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over the previous use of the site.  The development which is being considered as 
part of this application removes approximately 579 sq metres of permitted office 
space from the previously approved hybrid outline scheme, and therefore the traffic 
movements associated with that amount of floor space.  Whilst it is acknowledged 
that a drive thru restaurant is likely to generate more vehicle movements that an 
office unit, the applicant’s transport statement has demonstrated than a majority of 
vehicle movements associated with the development will already be on the 
highway network in the form of pass by trips or linked trips with other established 
premises in the area, and the number of new trips associated with the development 
is very small.  As such the proposed development is not considered to have any 
detrimental impact on air quality.  
 
Regardless of the above a number of air quality mitigation measures have been 
installed on the wider site already including three electrical car charging points 
which are available to be used by the applicant’s customers.  In light of the above 
the proposal is considered to comply with policy CS66 and does not give rise to 
any detrimental air quality issues. 
 
Sustainability 
 
The proposed building is less than 500 sq metres and therefore is not required to 
satisfy the requirement of policy CS64 and 65 with regard to the provision of 
renewable energy and achieving a BREEAM very good rating.  However the 
development includes a number of sustainability measures embedded in both the 
construction and design of the building. These include the use of recyclable 
aggregates to form the concrete sub base, glazed frontages to maximise solar 
gain, sustainable drainage systems are used to minimise water consumption and 
cooking oil is recycled into biodiesel which is then used as a fuel for McDonalds’ 
delivery vehicles, which results in significant carbon savings.  They also have a 
waste management strategy which seeks to reduce, reuse and recycle all materials 
where possible.  As such the proposal is considered acceptable from a 
sustainability perspective. 
 
Litter  
 
A number of concerns have been raised with regard to the spread of litter in the 
locality.  McDonald’s have confirmed that it is company policy to undertake three 
daily litter patrols, not only collecting McDonalds’ litter but also other litter in the 
vicinity.  Litter bins are provided at all restaurants and anti littering signage is also 
displayed within the site to encourage customers to dispose of litter responsibly.  
The applicant has also indicated that it is a founding Member of the ‘Love Where 
you Live’ anti-littering campaign and organises regular clean up events in the local 
community.  McDonald’s also undertakes its own anti littering initiatives, such as 
litter picking sessions with local community groups or schools 
 

 RESPONSE TO REPRESENTATIONS  
 

Issues to do with the perception of healthy food and diet are not planning matters.  
There is no evidence to suggest that the proposal will increase vermin in the area, 
however should this issue arise it is a matter for environmental protection services. 
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Impact on house prices is not a planning matter.  All other issues are covered in 
the main body of the report. 
 
SUMMARY AND RECOMMENDATION 
 
The principle of providing a restaurant on this site is considered acceptable, there 
are no available, viable or sequentially preferable sites available in the area and 
the proposed development is considered to be in a highly accessible out of centre 
location.  In addition the proposed development is not a retail use which in 
accordance with policy S7 is the preferred use of land in Local Shopping Areas and 
as such the development is not considered to affect the vitality and viability of the 
existing Local and District centres. 
 

 The proposed development makes use of an existing vacant site fronting 
Handsworth Road located between the newly constructed Aldi supermarket and 
the Sword Dancer public house.  The proposed building is a modern contemporary 
design which is considered to complement the adjoining new buildings and will not 
appear out of place in the streetscene given the varied character and appearance 
of the street.  The building has been appropriately orientated to face the 
Handsworth Road frontage of the site. The site is in a sustainable location 
accessible by both public transport and on foot due to its proximity to housing 
areas in the vicinity.  Appropriate parking provision is provided on site and as such 
the proposal is considered acceptable from a highways perspective.  The proposal 
does not give rise to any amenity or air quality issues. In light of the above the 
proposals are considered to comply with the NPPF. policy IB6, IB9, S7 and S5 and 
BE5 of the UDP and policies CS66 and 74 of the Core Strategy and therefore it is 
recommended that planning permission is granted conditionally.   
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Case Number 

 
12/03005/FUL (Formerly PP-02217676) 
 

Application Type Full Planning Application 
 

Proposal Commencing use of approved park and ride facility 
before pedestrian crossing has been provided 
(Application under section 73 to vary condition 7 
(highway improvements) of planning permission no. 
11/01522/FUL (Provision of park and ride facility)) 
 

Location Site Of Abbeydale Garden Centre 
Abbeydale Road South 
Sheffield 
S17 3LB 
 

Date Received 28/09/2012 
 

Team SOUTH 
 

Applicant/Agent South Yorkshire Passenger Transport Executive 
 

Recommendation Grant Conditionally 
 

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

from the date of 5 September 2011. 
 
 
 In order to comply with the requirements of the Town and Country Planning 

Act. 
 
2 Before any work on site is commenced, a comprehensive and detailed hard 

and soft landscape scheme for the site shall have been submitted to and 
approved by the Local Planning Authority. The landscape works shall be 
implemented prior to the development being brought into use or within an 
alternative timescale to be first agreed in writing with the Local Planning 
Authority.  Thereafter the landscaped areas shall be retained and shall not 
be used for any other purpose without the prior consent of the Local 
Planning Authority. They shall be cultivated and maintained for a period of 5 
years from the date of implementation and any plant failures within that 5 
year period shall be replaced. 

 
 In the interests of the amenities of the locality. 
 
3 The soft landscaped areas shall be managed and maintained for a period of 

5 years from the date of implementation and any plant failures within that 
period shall be replaced to the satisfaction of the Local Planning Authority. 
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 In the interests of the amenities of the locality. 
 
4 The Local Planning Authority shall be notified when the landscape works are 

completed. 
 
 To ensure that the Local Planning Authority can confirm when the 

maintenance periods specified in associated conditions/condition have 
commenced. 

 
 
5 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 amenities of the locality. 
 
6 Before any work on site is commenced, measures to protect the existing 

trees, shrubs and hedges to be retained shall be provided, in accordance 
with details which shall be submitted to and approved by the Local Planning 
Authority.  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 (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 agreed in writing. 

 
 In the interests of the amenities of the locality. 
 
7 The development shall not be begun until improvements (which expression 

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

 
 a) been carried out; or 
 
 b) details have been submitted to and approved 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 end of March 
2014. 

 
 Highway Improvements; 
 
 Pedestrian Crossing Facility - Abbeydale Road South. 
 Traffic Regulation Order - Abbeydale Road South. 
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 To enable the above-mentioned highways to accommodate the increase in 
traffic, which, in the opinion of the Local Planning Authority, will be 
generated by the development. 

 
8 Prior to the improvement works indicated in the preceding condition being 

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

 
 In the interests of traffic safety and the amenities of the locality. 
 
9 Before the development is commenced, details of the signing of the one-

way system within the site shall have been submitted to and approved in 
writing by the Local Planning Authority.  The signage shall be provided in 
accordance with the approved plans before the park and ride scheme is 
used and thereafter, such signage shall be retained and maintained. 

 
 In the interests of traffic safety and the amenities of the locality. 
 
10 The park and ride scheme shall not be used unless all redundant access 

have been permanently stopped up and reinstated to footway, and means of 
vehicular access shall be restricted solely to those access points indicated 
in the approved plans. 

 
 In the interests of traffic safety and the amenities of the locality. 
 
11 Before the development is commenced, full details of the proposed layout 

and setting out of the cycle parking accommodation shall have been 
submitted to and approved in writing by the Local Planning Authority.  The 
park and ride shall not be used unless the cycle parking accommodation 
has been provided in accordance with the approved plans and thereafter, 
such cycle parking shall be retained. 

 
 In the interests of traffic safety and the amenities of the locality. 
 
12 The park and ride shall not be used unless suitable access and facilities for 

people with disabilities, both to and within the site and also within the 
curtilage of the site, have been provided but, before such access and 
facilities are provided, full details thereof shall have been submitted to and 
approved in writing by the Local Planning Authority.  When the access and 
facilities have been provided, thereafter such access and facilities shall be 
retained.  (Reference should also be made to the Code of Practise BS8300). 

 
 To ensure ease of access and facilities for disabled persons at all times. 
 
13 Surface water discharge is subject to a reduction of at least 30% compared 

to the existing peak flow and detailed proposals for surface water disposal, 
including calculations to demonstrate the reduction, shall be submitted and 
approved in writing by the Local Planning Authority prior to the 
commencement of development.  In the event of the existing discharge 
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arrangements not being known or if the site currently discharges to a 
different outlet, then a discharge rate of 5 l/s/Ha is required. 

 
 In order to mitigate against the risk of flooding. 
 
14 Details of the lights and lighting columns shall be submitted to and agreed in 

writing by the Local Planning Authority before the development is 
commenced.  Thereafter, such lighting shall be carried out in accordance 
with the approved details. 

 
 In order to ensure an appropriate quality of development. 
 
15 The development must be carried out in complete accordance with the 

following approved documents; 
  
 Drawings numbered LSK-06 RevB and DS-GA-001 P4 
  
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
 
16 Details of existing and proposed levels shall be submitted to and agreed in 

writing by the Local Planning Authority before the development is 
commenced.  Thereafter, the development shall be carried out in 
accordance with the approved details. 

 
 To secure ease of access and egress of vehicles. 
 
17 Replacement trees shall be of the semi mature variety. 
 
 In the interests of the visual amenities of the locality. 
 
18 Details of the drainage and underground water storage tank shall be 

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

 
 To ensure satisfactory drainage arrangements. 
 
 Attention is drawn to the following justifications: 
 
1. The decision to grant permission and impose any conditions has been taken 

having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
 H14 - Conditions on Development in Housing Areas 
 CS51 - Transport Priorities  
 CS53 - Management of Demand for Travel  
 CS57 - Park-and-Ride and Car Parking in the City Centre   
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 Overall it is considered that the development complies with the relevant 
policies and proposals, and would not give rise to any unacceptable 
consequences to  the environment, community or other public interests of 
acknowledged importance. 

 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
This site is that of the former Godley Garden Centre, now demolished, that was 
located next to Dore station.  The cleared site is a level area of concrete and 
tarmac that has been enclosed by blue, wooden security fencing.  Along the 
frontage with Abbeydale Road South there is a line of mature trees, including a 
number of flowering cherries.  To the south, the station approach separates the site 
from apartments and along this edge of the site are conifer trees. 
 
To the east is the station, which is at a higher level and there are trees and bushes 
here also.  To the south is a restaurant and shop with parking at the front.  All other 
uses in the vicinity of the site are residential. 
 
Members may recall that an application to use this site as a Park and Ride facility 
for 130 cars was approved at the City Centre, South and East Planning Committee 
of 6 September 2011.  Condition 07 attached to this consent reads as follows. 
 

 ‘The development shall not be begun until improvements (which expression shall 
include traffic control, pedestrian and cycle safety measures) to the highways listed 
below have either: 

 
 a) been carried out; or 
 
 b) details have been submitted to and approved 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 park and ride scheme is brought 
into use. 

 
 Highway Improvements: 
 
 Pedestrian Crossing Facility – Abbeydale Road South. 
 Traffic Regulation Order – Abbeydale Road South.’    
 
 This new application has been submitted under section 73 of the Town and 

Country Planning Act to vary the wording of condition 07 so that the Park and Ride 
scheme can either be implemented before the pedestrian crossing is put in place 
or any agreement is in place to ensure that the crossing will be provided. 

 
 The applicant, South Yorkshire Passenger Transport Executive (SYPTE) have 

confirmed that the Traffic Regulation Order (Parking restrictions along Abbeydale 
Road South at the site boundary) controlled by condition 07 will be implemented in 
accordance with the wording of the condition but has set out the following reasons 
for wishing to provide the crossing at a later date. 

 
 SYPTE are anxious to proceed with the Park and Ride scheme as soon as 

possible and funding is now in place to allow this to happen.  This would reduce 
the pressure on parking on Dore Road and meet community aspirations in this 
respect.  A much needed parking facility would be put in place. 
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Funding for the pedestrian crossing is not yet in place and will not be available until 
the financial year 2013/2014.  SYPTE anticipate being able to deliver the crossing 
during that year  and this application seeks to incorporate this flexibility.       
 
RELEVANT PLANNING HISTORY  
 
11/01522/FUL.  Provision of a Park and Ride facility, including 130 car parking 
spaces, 20 cycle parking spaces, closure of the means of access from Abbeydale 
Road South and alterations and improvements to access at the south of the site 
approved on 6 September 2011.  
 
SUMMARY OF REPRESENTATIONS 
 
13 letters have been submitted by neighbours. 
 
One letter objects to the application because, without the crossing, pedestrians 
would be at risk when crossing the road to the station. 
 
One letter expresses concern that, without the crossing, there would be uncertainty 
about pedestrian safety as the existing refuge is too far away to the north to be 
useful.  However, support for the early implementation of the park and ride is also 
urged. 
 
Eleven letters support the application, making the following comments. 
 

 Dore Road is used as a Park and Ride scheme now and with these cars 
transferred to the site, this would mean less cars on Dore Road and fewer people 
crossing Dore Road, which would be much safer. 

 
 The sooner the works begins the better, as the Park and Ride scheme is long 

overdue. 
 
 The current situation of commuter parking on Dore Road is unacceptable because 

it causes chronic congestion and disruption to local residents. 
 
 The parking on Dore Road is on both sides of the road at the lower end and 

reduces the road down to one lane. 
 
 The amenities of the area will be improved even if there is a delay in providing the 

crossing. 
 
 It is much more important to provide the parking than wait for the crossing to be 

built as well. 
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PLANNING ASSESSMENT 
 
Land Use Policy. 
 

 The adopted Unitary Development Plan (UDP) shows that the site is part of a 
housing policy area.  The principle of the use of this site for park and ride purposes 
has already been established by way of the earlier consent. 

 
 Policies CS51 and CS53 of the adopted Core Strategy seek to control and manage 

transport respectively, encouraging the use of alternative modes of transport where 
possible. 

 
 Core Strategy policy CS57 deals with park and ride schemes and parking in the 

city centre but does also say that park and ride will be provided outside the centre 
and the list of strategic locations includes Abbeydale Road. 

 
 The provisions of these policies have already been met in the earlier consent. 
 
 The condition was attached to the consent because of the likely impact on 

pedestrian safety.  The introduction of the park and ride facility is likely to increase 
vehicle and pedestrian activity around the site significantly.  Abbeydale Road South 
at this point is very busy, particularly during the morning and evening peaks and 
this activity will be increased by the park and ride scheme.   

 
 At the time of assessing the earlier application, it was considered necessary 

specify the crossing to ensure that pedestrian safety was maintained in the light of 
increased vehicle movements in the area.  The single issue in assessing this 
application to vary the wording of condition 07 is whether delaying the provision of 
the crossing would have an unacceptable impact on pedestrian safety. 
 
Impact of Delaying the Crossing on Pedestrian Safety. 
 

 UDP policy H14 says that new development should not endanger pedestrians and 
Core Strategy policy CS51 seeks to improve road safety. 
 

 The applicant, as part of the submission of this application, argues that they do not 
wish to delay the introduction of the scheme because the funding is available 
during this financial year and the intention is to have the scheme operational before 
the end of March 2013.  There is strong demand for the park and ride facility borne 
out by the high levels of informal parking along the lower end of Dore Road and 
implementation of the park and ride would remove this informal street parking 
which is to the detriment of road safety and residents’ amenities. 

 
 The pedestrian crossing would be delivered during the 2013/14 financial year when 

funding would be made available and SYPTE feel that the benefits of an early 
implementation of the park and ride outweigh the delay in providing the crossing.   

 
 It would be the case that a delay of up to a year in providing the crossing would be 

to the short term detriment of pedestrian safety.  However, it is considered that 
there are long term benefits that outweigh this. 
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 There is funding available during this financial year for the park and ride facility and 

there may be uncertainty of this funding remaining available if it is delayed.  The 
delay might even mean that the funding is lost altogether. 

 
 Numerous cars park on Dore Road and the drivers currently cross Abbeydale 

Road South to reach the station.  If all these cars park in the new park and ride 
facility, the drivers will then not have to cross the road, which would be safer. 
 

 The early removal of the informal street parking on Dore Road will make driving 
along here safer and improve residents’ amenities. 

 
 Implementing the scheme will meet an identified need and resolve concerns 

amongst the community about the current parking situation on Dore Road. 
 
 In conclusion, there would be no pedestrian crossing in the short term when the 

park and ride has become operational.  However, at present, all the people who 
park at the bottom of Dore Road currently cross Abbeydale Road South and they 
will be transferred to the Park and Ride scheme and they will no longer need to 
cross the road, which will be safer.  In the long term the crossing will be provided to 
complement the parking scheme. 
 
On balance, it is considered that policies H14 and CS51 have been satisfied. 
 
SUMMARY AND RECOMMENDATION 
 

 This application seeks to vary the wording of condition 07 attached to planning 
consent no 11/01522/FUL which is for a Park and Ride scheme at Abbeydale Road 
South to allow for a delay in providing the pedestrian crossing required by the 
condition.  On balance, this is considered to be acceptable. 

 
 It is proposed that the condition is revised to read as follows: 
 
 ‘The development shall not be begun until improvements (which expression shall 

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

 
 a) been carried out; or 
 
 b) details have been submitted to and approved 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 end of March 2014. 

 
Highway Improvements; 
 
Pedestrian Crossing Facility – Abbeydale Road South. 
Traffic Regulation Order – Abbeydale Road South.’ 
 
The application satisfies appropriate policy criteria and is recommended for 
approval. 
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Case Number 

 
12/02716/CHU (Formerly PP-02177804) 
 

Application Type Planning Application for Change of Use 
 

Proposal Use of unit for A3 purposes (Restaurants and cafes) 
 

Location 485 Ecclesall Road 
Sheffield 
S11 8PP 
 

Date Received 05/09/2012 
 

Team SOUTH 
 

Applicant/Agent CadenzaVM Architecture + Design 
 

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: 
 
 Drawing numbers: 
 524-03 
 524-04 
 524-05 
 
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
 
3 The development shall not be used for the purpose hereby permitted unless 

suitable apparatus for the arrestment and discharge of fumes or gases has 
been installed.  Before such equipment is installed details thereof shall have 
been submitted to and approved by the Local Planning Authority.  After 
installation such equipment shall be retained and operated for the purpose 
for which it was installed. 
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 In the interests of the amenities of the locality and occupiers of adjoining 
property. 

 
4 No customer shall be permitted to be on the premises outside the following 

times: 0900 - 2330 on Monday to Saturday and 0900 - 2300 on Sundays 
and Public Holidays. 

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

property. 
 
5 Site servicing shall be carried out from Ecclesall Road, between 0800 hours 

and 1900 hours Mondays to Fridays and between 0800 hours and 1400 
hours on Saturdays, with no servicing on Sundays or Bank Holidays. 

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

property. 
 
6 No external movement, sorting or removal of waste materials, skips or bins 

shall take place from 2100 hours until 0700 hours Mondays to Saturdays or 
at any time on Sundays and Bank Holidays. 

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

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

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

  
 a) Be based on the findings of an approved noise survey of the application 

site, including an approved method statement for the noise survey, 
  
 b) Be capable of restricting noise breakout from the building to the street to 

levels not exceeding: 
  
 (i) the background noise levels by more than 3 dB(A) when measured as a 

15 minute Laeq, 
  
 (ii) any octave band centre frequency by more than 3 dB when measured as 

a 15 minute linear Leq. 
  
 Before such scheme of works is installed full details thereof shall first have 

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

property. 
 
8 There shall be no provision of external tables, chairs or smoking facilities, 

nor any external eating, drinking or smoking, at the premises, without the 
written consent of the Local Planning Authority. 
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 In the interests of the amenities of the locality and occupiers of adjoining 
property. 

 
9 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 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. 

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

property. 
 
10 Any mechanical plant, such as air conditioning, fans, heat pumps, etc, shall 

be switched off at closing time, to reduce night-time noise. 
 
 In the interests of the amenities of the locality and occupiers of adjoining 

property. 
 
 Attention is drawn to the following justifications: 
 
 1. The decision to grant permission and impose any conditions has been 

taken having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
 S7 - Development in District and Local Shopping Centres 
 S10 - Conditions on Development in Shopping Areas 
 
 Overall it is considered that the development complies with the relevant 

policies and proposals in the development plan, and would not give rise to 
any unacceptable consequences to the environment, community or other 
public interests of acknowledged importance. 

 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 

 The application relates to the middle unit within a newly constructed building 
containing three units for commercial usage at ground floor. 

 
 The unit is two storeys in height with additional storage in the roof space. 
 
 The unit is currently lying vacant and has in fact not been occupied since the 

building was completed.  The unit is flanked by A3 uses (Pizza Express to the 
north and Nando’s to the south) 

 
 To the rear of the premises there is an open yard/hardstanding area used for staff 

car parking.  However, the rear of the unit (No.2) in question does not extend to the 
rear of the building as unit 1 (Nando’s) has a footprint that wraps around the rear of 
the Unit 2. 

 
 The character of Ecclesall Road at this point is mixed.  The south side of the road 

is predominantly commercial in nature and is allocated as District Shopping Area in 
the Unitary Development Plan.  The north side is almost exclusively residential and 
is allocated as Housing Area. 
 
It is proposed to change the use of the unit to a restaurant.  
 

 RELEVANT PLANNING HISTORY  
 
 Permission was granted for the entire building in 2009 (09/01880/FUL) and 

included two units for A3 use and a single unit for A1 use.  The site had been 
vacant for some time but was formerly occupied by a petrol filling station. 
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 Permission was granted in 2011 (11/00992/FUL) to reduce the staff car parking 

provision from 4 spaces to 3. 
 
 SUMMARY OF REPRESENTATIONS 
 
 There have been 5 representations regarding this application including one from 

the Botanical Gate Community Association. 
 

 Summary of points raised by the BGCA 
 
 - The proposal will exacerbate existing noise and disturbance on nearby residential 

streets. 
 - The change of use will adversely affect the balance of retail to non retail uses on 

Ecclesall Road. 
 - At present less than 50% of the units occupying the length of Ecclesall Road 

between Berkeley Precinct and Hickmott Road are in retail use and a permission 
would contribute towards an unacceptable concentration of non retail uses. 
 
Additional matters raised by other representations. 
 

 - The proposal will exacerbate existing noise and disturbance on Ecclesall Road 
and nearby residential streets. 

 - The proposal will increase littering to the street. 
 - The proposal will exacerbate existing car parking difficulties in the locality. 
 
 PLANNING ASSESSMENT 
 
 Policy Issues 
 
 The site lies within an allocated District Shopping Area and therefore the following 

policies apply: 
 
 Policy S7 states that food and drink outlets are an acceptable use in a Shopping 

Area subject to the provisions of Policy S10. 
 
 Policy S10 states that such a use will be permitted provided that it does not lead to 

a concentration of uses which would prejudice the dominance of the preferred use 
(retail) and would not cause occupiers of nearby residential property to suffer 
unacceptable living conditions. 

 
 Policy C4 of the Sheffield Development Framework (City Policies and Sites 

Consultation draft) states that changes of use will be acceptable in such areas if 
more than half the length of the units in the centre within 50 metres either side of 
the site would still be in use as shops.  However, this policy has been objected to 
at consultation stage and as such cannot be afforded significant weight. 
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Dominance 
 

 This change of use would not represent a significant shift in the balance between 
retail and non retail properties within the Shopping Area as whole.  The most 
recent survey data indicates that 98 of the 153 units in the Centre are occupied by 
retail users (64%).  This is well in excess of the 50% required by Policy S10.  In 
terms of street frontage throughout the DSC  57% of the available frontage is in 
retail use. 

 
 As such the proposal is satisfactory when tested against Policy S10. 
 
 The more localised assessment of the centre as specified in emerging policy 

indicates a significantly more balanced situation with retail uses currently 
occupying 53% of the uses (7 of 13 units).  This would fall to 46% if permission 
were granted. 

 
 This measure of dominance in terms of units needs to be qualified by the 

understanding that several of the non retail uses occupy units with greater frontage 
width than their retail counterparts. 

 
 It is also worthy of note that, should permission be granted, the resultant combined 

frontage of non retail uses in the building would amount to a 30 metre stretch with 
no retail presence.   However, this is not a dissimilar scenario to that existing at 
509-523 Ecclesall Road (combination of Mud Crab and La Tasca)  
 

 A refusal of permission would need to be based on the premise that: 
 
 1. A 30 metre length of frontage without retail use in itself would harm the vitality 

and viability of the District Shopping Centre, or that; 
 2. The addition of a further non retail use would contribute to a significant over 

concentration of such uses within a localised area (i.e. the 100 metres straddling 
the site as identified by an  emerging policy) 

 
 In these cases it cannot be determined exactly to what degree the existing breaks 

in retail frontage such as the Mud Crab/La Tasca contribute to a reduction in 
footfall along the length of the District Centre, if any. 

 
 Finally, given that the localised scenario is finely balanced rather than significantly 

weighted towards non retail uses it is considered that the key consideration in this 
case must be the requirements of Policy S10 (a).  This is the only policy that 
carries the full weight of adoption.  

 
 Therefore, having considered all of the above it is felt that, on balance, the weight 

of adopted policy should prevail.  The overall retail offer of 64% within the DSC is 
not so marginal so as to render the localised level of concentration an outweighing 
factor.  
 
The proposal is considered acceptable and compliant with Policy S10 (a). 
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Residential Amenity 
 
 The nearest residential properties from the application site are the flats above other 

commercial properties on Ecclesall Road and dwellings to the rear on Rosedale 
Gardens and Bruce Road. 

 
 Any likely impact upon residential amenities will therefore be measured primarily 

against these properties.  
 
 Ecclesall Road is one Sheffield’s busiest main roads and therefore, generates a 

considerable about of ambient noise immediately adjacent to the site and the first 
floor flats.  

 
 In addition to this background noise it is not considered reasonable to expect that 

residents fronting this major road should enjoy the same level of amenity that might 
be afforded in a solely residential area.  

 
 It is not considered that the use will impact on residents to the rear of the premises 

as to-ings and fro-ings at the front of the unit will be masked by the mass of the 
building itself. 

 
 The application is for a café/restaurant use rather than a hot food take-away.  It is 

considered that an A3 use is less likely to generate significant vehicular 
movements/ parking on nearby residential streets than an A5 use and as such it is 
not considered that the proposal would lead to significant disturbance on nearby 
residential streets. 
 
Overall the proposal is considered acceptable in the light of Policy S10 (b). 
 
Highway Issues 

 
 The site does not have any facilities for off-street parking.  There is some on-street 

parking available but it is not felt that the proposal would introduce a significant 
intensification, over and above existing, in terms of trip generation and on street 
parking so as to justify a reason for refusal. 

 
 Flood Risk 
 
 The site lies within Flood Zone 3a (High Probability).  However the extant use and 

that proposed are identified as being in the same vulnerability group by the 
National Planning Policy Framework.  As such there is no likelihood of 
exacerbation of flood risk potential.  The original building was designed with a 
minimum floor level of 93.85 m A.O.D. in order to mitigate against flooding. 

 
 Response to representations 
 
 Matters relating to retail dominance, noise and disturbance and car parking have 

been addressed in the main body of the report. 
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 As the application is for a restaurant there is no reason to believe that the scheme 
will result in littering to the street. 
 
SUMMARY AND RECOMMENDATION 
 

 This is an application for a change of use of a vacant unit with established A1 use 
into a restaurant. It is considered that the introduction of this use would not give 
rise to disamenity to nearby residents in terms of noise and disturbance, 
smells/odours and the proposal would not adversely affect the vitality and viability 
of the Shopping Area as a whole or within the immediate locality. 
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Case Number 

 
12/02670/FUL (Formerly PP-02163230) 
 

Application Type Full Planning Application 
 

Proposal Erection of industrial unit to house a steel forging 
press, erection of adjoining pump room building and 
provision of parking accommodation 
 

Location Firth Rixson Forgings Ltd 
Meadowhall Road 
Sheffield 
S9 1HD 
 

Date Received 30/08/2012 
 

Team CITY CENTRE AND EAST 
 

Applicant/Agent Gordon Stephenson Chartered Architect 
 

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: 
 

- Site Plan as Existing - Dwg. No. 726/7A 
- Site Plan as Proposed - Dwg No. 726/11C 
- Plan showing South East Elevation & North East Elevation - Dwg. No. 
726/5B 
- Plan showing South West Elevation & North West Elevation - Dwg. No. 
726/6B 
- Ground Floor Plan - Dwg. No. 726/2K 
- Section thru’ car park - Dwg. No. 1242/01/SK05 
- Indicative Levels Layout - Dwg. No. 1242/01/SK12 
- Cross Section - Dwg. No. 726/12 
- Proposed Levels - Dwg. No. 726/8C 
- Landscape Masterplan - Dwg. No. FRM 06 Rev. D 

 
 unless otherwise authorised in writing by the Local Planning Authority. 
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 In order to define the permission. 
 
3 Details of all proposed external materials and finishes, including samples, 

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

 
 In order to ensure an appropriate quality of development. 
 
4 Prior to implementation, full details of any signage and lighting proposals 

intended to be installed on the new forge building, the associated pump 
room or staff car park area shall have been submitted to and approved in 
writing by the Local Planning Authority.  The approved details shall be 
provided as proposed and shall thereafter be retained. 

 
 In the interests of the amenity of the site and to ensure an appropriate 

quality of development at such a prominent M1 gateway location. 
 
5 The forge building hereby approved shall not be used unless the car parking 

accommodation for 132 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. 
 
6 Prior to installation on site, full details of the proposed cycle storage 

accommodation shall be submitted to and approved in writing by the Local 
Planning Authority.  Thereafter, the development shall be carried out in 
accordance with the approved details. 

 
 To ensure satisfactory parking provision and the promotion of sustainable 

transport activities. 
 
7 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. 
 
8 The approved landscape works (shown on Drawing Number: FRM 06 Rev.D 

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

 
 In the interests of the visual amenities of the locality. 
 
9 The development hereby permitted shall proceed in accordance with the 

drainage details, relating to pollution prevention, set out in the letter from 
Allan Poyser of ARP Associates to the Environment Agency, dated 2 April 
2012 (Ref. 1242/01/ARPmjs). 

 
 To reduce the risk of pollution to Blackburn Brook to an acceptable level. 
 
10 Unless otherwise agreed in writing by the local planning authority, no 

building or other obstruction shall be located over or within 6.0 (six) metres 
either side of the centre line of the water main, which crosses the site. 

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

times. 
 
11 Surface water and foul drainage shall drain to separate systems. 
 
 To ensure satisfactory drainage arrangements. 
 
12 Prior to being discharged into any watercourse, surface water sewer or 

soakaway system all surface water drainage from parking areas and 
hardstandings shall be passed through a petrol/oil interceptor designed and 
constructed in accordance with details to be approved in writing by the Local 
Planning Authority. 

 
 To prevent pollution of the Water Environment. 
 
13 No externally mounted plant or equipment for heating, cooling or ventilation 

purposes, nor grilles, ducts, vents for similar internal equipment shall be 
fitted to the building unless full details thereof, including acoustic 
performance details, have been first been submitted to and approved by the 
Local Planning Authority.  Once installed such plant or equipment should not 
be altered without prior written approval of the Local Planning Authority. 

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

property. 
 
14 Any intrusive investigation recommended in the Phase I Preliminary Risk 

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

 
 In order to ensure that any contamination of the land is properly dealt with. 
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15 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. 
 
16 All development and associated remediation shall proceed in accordance 

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

 
 In order to ensure that any contamination of the land is properly dealt with. 
 
17 Upon completion of any measures identified in the approved Remediation 

Strategy or any approved revised Remediation Strategy a Validation Report 
shall be submitted to the Local Planning Authority.  The development 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. 
 
18 Unless otherwise approved by the Local Planning Authority, the 

development hereby approved shall be constructed to achieve a minimum 
rating of BREEAM ‘good’ and before the development is occupied (or within 
an alternative timescale to be agreed) the relevant certification, 
demonstrating that BREEAM ‘good’ 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. 
 
19 Before development of the staff car park is commenced a visual reptile 

search should be carried out in the areas where works are to take place, 
including working zones for machinery and the storage of materials, as 
recommended by the Ecological Assessment produced by Weddle 
Landscape Design (Revision A July 2012).  In the event that protected 
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species are found to be present then a specialist re-survey should be 
carried out.  This re-survey and a scheme for translocation shall then be 
submitted to and approved in writing by the Local Planning Authority.  
Thereafter, the methods of translocation shall be implemented as agreed. 

 
 In the interests of nature conservation and development, and to ensure that 

amphibians and reptiles are not harmed by the proposed development. 
 
20 In accordance with the recommendations of the Ecological Assessment 

produced by Weddle Landscape Design (Revision A July 2012), no 
construction work which will disturb nesting birds should take place during 
the bird breeding season (March - August) unless otherwise agreed in 
writing by the Local Planning Authority. 

 
 In the interests of nature conservation and development, and to ensure that 

birds and their nests are not harmed by the proposed development. 
 
21 Prior to installation, final design details on the sub-station, waste water 

facility and cooling towers identified on the proposed site plans shall be first 
been submitted to and approved by the Local planning Authority.  
Thereafter, the buildings shall be implemented in accordance with the 
approved details. 

 
 In order to ensure an appropriate quality of development. 
 
 Attention is drawn to the following justifications: 
 
 1. The decision to grant permission and impose any conditions has been 

taken having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
IB6 - Development in Fringe Industry and Business Areas 
IB9 - Conditions on Development in Industry and Business Areas 
BE5 - Building Design and Siting 
BE12 - Public Art 
GE10 - Green Network 
GE11 - Nature Conservation and Development 
GE15 - Trees and Woodland 
GE17 - Rivers and Streams 
GE22 - Pollution 
GE23 - Air Pollution 
GE24 - Noise Pollution 
GE25 - Contaminated Land 
GE26 - Water Quality of Waterways 
CS5 - Locations for Manufacturing, Distribution/Warehousing and other Non-
office Businesses 
CS63 - Responses to Climate Change 
CS64 - Climate Change, Resources and Sustainable Design of 
Developments 
CS65 - Renewable Energy and Carbon Reduction 
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CS66 - Air Quality 
 CS67 - Flood Risk Management 
 CS74 - Design Principles 
 CS75 - Improvements to Gateway Routes into and through the City 
 
 The proposal represents a new addition to the existing Firth Rixson 

steelworks and is a significant investment into Sheffield - creating 60 new 
jobs and knock-on benefits. The new buildings will accommodate a new 
forge facility, including hydraulic press which will be one of the largest of its 
type.  

 
 The site has a prominent location and is highly visible from surrounding 

roads (regarded as gateways to the City), the railway and the Supertram 
route. 

 
 The principle of development in land use terms is acceptable. It is located 

within a designated ‘Fringe Industry and Business Area’ in the adopted UDP 
and a locations identified for Manufacturing, Distribution/Warehousing and 
other Non-office Businesses in the SDF. 

 
 There are considered to be no significant noise or vibration issues 

associated with the proposed use.  The site is an existing steelworks and 
the information submitted demonstrates that acceptable amenity will be 
maintained for the nearest residential properties.  Furthermore, the impact 
on air quality is satisfactory and the outstanding contaminated land issues 
identified can be resolved by condition. 

 
 The Blackburn Brook runs through the site and is a material consideration in 

terms of flooding for the site and water pollution into the Brook.  The site lies 
within Flood Zones 2 and 3 which offer the greatest chance of flood, 
however the Sequential Test indicates that the site is the most suitable 
option available for Firth Rixson and the Flood Risk Assessment 
demonstrates that flooding will be addressed as part of the development.  In 
terms if pollution, it is considered that the design of the scheme will not be 
harmful to the Blackburn Brook subject measures being implemented as 
proposed.  

 
 In terms of design, it is accepted that the site is located within an industrial 

setting.  The architectural form and appearance of the building is led by its 
overall function.  It is considered that the proposed size and scale, in fact, 
represents an opportunity on such a visible site to both celebrate and 
highlight the presence and continued role of engineering/steelwork in 
Sheffield at this important gateway location.   

 
 There are considered to be no significant highway issues associated with 

the proposal. Following sufficient justification, a financial contribution 
towards the Tinsley Link Road Improvement is not required.  The position, 
layout and access to the new car are all deemed acceptable, subject to 
conditions.  
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 The creation of the new car park (110 spaces) will involve extensive 
excavation works and the removal of existing vegetation which will have an 
impact on the Green Corridor. However, use of the existing railway 
embankment is deemed the most suitable option for Firth Rixson and the 
vegetation contained within the embankment is not of a high quality.  
Furthermore, the proposed new landscaper works are considered to be of a 
good quality and will help to preserve the green link.  Furthermore, the 
inclusion of native plant/tree species will help to enhance the ecology value 
of the site which is currently low to moderate. 

 
 The sustainability credentials of the scheme are not so high and only a 

BREEAM rating of ‘Good’ is possible.  However, it is accepted that the 
proposed new buildings are essentially cladding to protect machines which 
carry out the steel forging process, which is neither a sustainable or energy 
efficient activity.  Furthermore, given the energy consumption required from 
the forging process it is accepted that 10% of predicted energy needs from 
decentralised and renewable or low carbon energy is not achieved because 
it is neither feasible nor viable.  

 
 In light of the above, it is concluded that this application is consistent with 

the UDP and SDF Core Strategy Policies referred to and it is for this reason 
why planning consent has been granted for the proposal, subject to the 
recommended conditions and directives listed. 

 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 

 
 Attention is drawn to the following directives: 
 
 1. With regard to the storage of oils on site, the applicant is advised that any 

facilities, above ground, for the storage of oils, fuels or chemicals shall be 
provided with adequate, durable secondary containment to prevent the 
escape of pollutants.  The bunded area shall be designed, constructed and 
maintained in order that it can contain a capacity not less than 110% of the 
total volume of all tanks or drums contained therein.  All filling points, vents, 
gauges and sight glasses should be bunded.  Any tank overflow pipe outlets 
shall be directed into the bund.  Associated pipework should be located 
above ground and protected from accidental damage.  There shall be no 
gravity or automatic discharge arrangement for bund contents.  
Contaminated bund contents shall not be discharged to any watercourse, 
land or soakaway.  The installation must, where relevant, comply with the 
Control of Pollution (Oil Storage) (England) Regulations 2001 and the 
Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 
1991 and as amended 1997.  Site occupiers intending to purchase or install 
pollutant secondary containment (bunding) should ensure that the materials 
are not vulnerable to premature structural failure in the event of a fire in the 
vicinity. 
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2. With regard to controlled waste, the applicant is advised that if any 
controlled waste is to be removed off site, then the site operator must 
ensure a registered waste carrier is used to convey the waste material off 
site to a suitably permitted facility. 

 
3. With regard to Duty of Care, the Environmental Protection (Duty of Care) 

Regulations 1991 for dealing with waste materials are applicable for any off-
site movements of wastes.  The developer as waste producer therefore has 
a duty of care to ensure all materials removed go to an appropriate 
permitted facility and all relevant documentation is completed and kept in 
line with regulations. 

 
4. With regard to the use of waste material, the applicant is advised that if any 

waste is to be used onsite, the applicant will be required to obtain the 
appropriate waste exemption or permit from us.  We are unable to specify 
what exactly would be required if anything, due to the limited amount of 
information provided.  

 
 Excavated material arising from site remediation or land development works 

can sometimes be classified as waste.  For further guidance on how waste 
is classified and best practice for its handling, transport, treatment and 
disposal please see our waste pages at http://www.environment-
agency.gov.uk/business/topics/waste/default.aspx  

 
5. With regard to waste hierarchy, the applicant is advised that the developer 

must apply the waste hierarchy in a priority order of prevention, re-use, 
recycling before considering other recovery or disposal options.  
Government Guidance on the waste hierarchy in England is at: 
http://www.defra.gov.uk/publications/files/pb13530-waste-hierarchy-
guidance.pdf  

 
 For further information on any of the above points the applicant is advised to 

contact the Environment Management team at our Templeborough office on  
01709 312895, our customer service line 08708 506506 or refer to guidance 
on our website http://www.environment-agency.gov.uk/subjects/waste 

 
6. 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. 

 
7. In relation to Condition 6, the Applicant is advised that any cycle parking 

proposed should be covered and secure. 
 
8. The applicant should install any external lighting to the site to meet the 

guidance provided by the Institution of Lighting Professionals in their 
document 'Guidance Notes for the Reduction of Obtrusive Light (GN01: 
2011)'.  This is to prevent obtrusive light causing disamenity to neighbours.  
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The Guidance Notes are available for download from the Institution of 
Lighting Professionals’ website, or telephone (01788) 576492. 

 
9. The applicant is advised that responsibility for the safe development and 

occupancy of the site rests with the developer. The Local Planning Authority 
has evaluated the risk assessment and remediation scheme on the basis of 
the information available to it, but there may be contamination within the 
land, which has not been discovered by the survey/assessment. 

 
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. Plant and equipment shall be designed to ensure noise levels do not exceed 

10dBA (LA90) below background noise levels when measured at the site 
boundary. 

 
12. The Applicant is advised that there are two large stands of Japanese 

Knotweed identified on the site which will need to be removed.  The most 
effective way of dealing with Japanese Knotweed is chemical control.  
Glyphosate containing products (e.g. Roundup Biactive) are very effective.  
If it is to be sprayed near the watercourse (Blackburn Brook) then the 
Environment Agency should be contacted for permission.  If cutting and 
removing from site is used then it will need to go to a licensed landfill site.  
The Japanese Knotweed should not be mowed as this method generates a 
risk of contamination of non-infected adjacent land.  The risings should be 
disposed of also via a licensed landfill or stored on site. 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 

 The application site is Firth Rixson Forgings Ltd’s steelworks on Meadowhall Road 
in the Lower Don Valley.  The site occupies a parcel of land that is roughly 
rectangular in shape and has an overall area of approximately 0.25 hectares. 

 
 The site has a prominent position adjacent to key infrastructure routes which pass 

through this part of the City.  To the immediate north there is the M1 motorway and 
the A631 Tinsley Viaduct.  To the northwest there is Junction 34 north of the M1.  
To the immediate east and south there is the railway, and to the immediate west 
there is Meadowhall Road. 

 
 Beyond the immediate infrastructure, there are a variety of land uses in the locality 

which includes another factory/manufacturing premises (Chesterfield Special 
Cylinders Ltd.), a hotel (Travelodge), offices, and overspill land associated with the 
Meadowhall Shopping Centre and owned by British Land.  

 
 The existing site is a functioning steelworks and operations currently occur in 

existing buildings across the site.  The main buildings comprise of three large 
factory buildings; the largest building is a forge that is situated along the western 
boundary of the site and forms part of its boundary with Meadowhall Road.  The 
remaining factory buildings are located in the centre of the site and comprise of a 
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machine shop and a finishing shop.  At the main site entrance there are two office 
buildings (both 2-storeys high) which is the Company’s Head Office for the 
Sheffield area and this is surrounded by visitor car parking.  
 

 The remainder of the site comprises associated outbuildings, service yard areas 
and car parking accommodation associated with uses on site as well as part of the 
existing railway embankment which is owned by Firth Rixson.  This land is 
vegetated and separates the steelworks from the railway.  The main existing car 
park area is situated at the site’s northern end, adjacent to the Tinsley Viaduct, and 
it currently contains approximately 90 car spaces for existing employees.     

 
 This application seeks Full Planning Permission to carry out the following 

development:  
 
1. New Forge: Erect a large industrial unit to house a hydraulic steel forging 

press, four tempering forges, and associated infrastructure including cranes, 
storage and control areas. It is proposed to construct this building on the 
land that is currently the employee car park. 

 
2. Pump Room: Erect an additional building to house the pump room which 

generates the energy to power the machines in the new forge.  
 
3. Car Parking: It is proposed to relocate existing the existing staff car parking 

and create new accommodation on land that is currently part of the railway 
embankment and situated along the eastern boundary of the site. It is 
proposed to provide 110 new car parking spaces in total which will serve the 
whole site.    

 
 It is intended that this new facility will generate approximately 60 new jobs as well 

as have knock-on effects (including potential additional shifts) for other businesses 
who currently supply Firth Rixson.  

 
RELEVANT PLANNING HISTORY  
 

 There is no recent planning history relevant to Firth Rixson Forgings Ltd. and the 
industrial processes which occur on site.  The main history relates to 
telecommunications equipment which currently exists on the site but will be 
removed in order to accommodate this new proposed development.  

 
 SUMMARY OF REPRESENTATIONS 
 
 The application has been advertised by press advert (Sheffield Telegraph), by site 

notice and by neighbour notification letter.  
 
 1 letter of representation has been received from a member of the public which 

supports the proposal, in summary, states:  
 
 - Wonderful news for the British and Sheffield economy. 
 - Just what we need – skilled engineering private sector jobs, especially now the 

public sector is being squeezed.  
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 - Hope that Councillors understand that a forging press is a quiet process and is 
not a hammer. A press will be a lot quieter than the sound of traffic on the 
motorway! 

 - Additional comments about other developments in the City which are not relevant 
to this proposal.  
 

 Rotherham Metropolitan Borough Council has been consulted and raised no 
objections to the planning proposal.  

 
 Also, the Highways Agency has provided a response and offers no objection to the 

planning proposal. 
 
 PLANNING ASSESSMENT 
 
 Policy Issues 
 
 The application site lies within a designated ‘Fringe Industry and Business Area’ on 

the Unitary Development Plan Proposals Map. UDP Policy IB6 ‘Development in 
Fringe Industry and Business Areas’ states that the preferred uses are business 
(B1), general industry (B2), and warehousing excluding open storage (B8). The 
proposal – which is a general industry use – is considered to be fully in accordance 
with this policy in terms of the proposed use and, therefore, it is acceptable under 
Policy IB6.  
 
Core Strategy Policy CS5 ‘Locations for Manufacturing, Distribution/Warehousing 
and other Non-office Businesses’ identifies where these uses should be located. 
Part (a) identifies the Lower Don Valley as one of the priority locations for 
manufacturing and distribution/warehousing uses. This area is identified as a 
strategic employment location and, therefore, the proposed B2 use complies with 
this policy requirement.  
 

 The National Planning Policy Framework (NPPF) states that from the day of 
publication, decision-takers may give weight to relevant policies in emerging plans 
(para. 216). This site is identified as being located within a proposed ‘Business and 
Industrial Area’ in the draft City Policies and Sites document. Therefore, the 
proposal represents a Preferred Use in this area, which is acceptable in future 
policy aspiration terms.  

 
 Design Issues 
 
 UDP Policy IB9 ‘Conditions on Development in Industry and Business Areas’ 

states that development in industry and business areas should be well designed 
with buildings and storage of a scale and nature appropriate to the site. 

 
 UDP Policy BE5 ‘Building Design and Siting’ expects good design and the use of 

good quality materials as part of new development. 
 
 Core Strategy policy CS74 ‘Design Principles’ states that high quality development 

will be expected and should take advantage of the distinctive character of the area.  
It should contribute to place making, contribute to a sustainable environment that 
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promotes the city’s transformation as well as helping to transform physical 
environments that have become run down. 

 
 Core Strategy policy CS75 ‘Improvements to Gateway Routes into and through the 

City’, part a), states that gateway routes with priority for improvement will include 
locations on the M1 junctions.  

 
 The application site is in an extremely prominent location, and highly visible from 

the Tinsley viaduct and the raised level of the M1 motorway, as well as being 
adjacent to the main train line and tram route.  It is anticipated that the proposed 
size of the building, especially its height (25m to ridge), will make it visible from all 
of these various vantage points.  
 
The main forge building is rectangular in shape with a shallow pitched roof to 
reduce the speed of rainwater run-off (6 degrees); overall it measures 
approximately 50 metres (long) x 35 metres (wide) and is 23.35 metres high to the 
eaves and 25.10 metres to the pitch of the roof.  The ancillary building, containing 
the energy requirements of the forge, will measures 33.8m (long) x 10.5m (wide) 
and 14.5m to the eaves and 15.38m to the roof.  This building will be positioned to 
the immediate north of the forge and, as such, it will be read as part of this larger 
new building rather than separate from it.  
 
The buildings will main be constructed from steel trapezoidal cladding laid 
horizontally and coloured black.  Given their size and in order to break up the mass 
of black it is intended to include a number of features that will have a grey colour 
finish.  This includes flat panels above the large workshop doors on the building’s 
north-east and south-east elevations, and louvres at roof level under a raised ridge 
detail and main eaves.  Finally, the buildings’ design includes bands of windows 
which extend horizontally across the elevations and will be made from translucent 
plastic sheets. In terms of function, the proposed louvres will provide natural 
ventilation to the building and the glazing bands will allow daylighting into deep and 
perimeter spaces of the building. 
 

 Regarding the proposed position on the site, it is the case that this is the only 
available location for such a large building.  Notwithstanding this, it is considered 
that the building can be reasonably accommodated on the site without a significant 
impact on the site or the surrounding environment.  The building will be positioned 
approximately 12m away from the motorway and viaduct but on land owned by 
Firth Rixson.  The submission states that the building’s size and scale is led by the 
installation of the extremely large hydraulic press machine, which it will house and 
will be one of the largest in the World of its type. 

 
 Overall, the proposed buildings are considered to be acceptable in design terms.  

Despite their prominence, the site is located within an existing and historical 
industrial setting and it has a design whereby its architectural form and appearance 
is led by its overall function.  The design approach is simple and material/colour 
palette for this industrial building is supported and it is considered to work well with 
the sheer scale of the building.  Indeed, it is considered that the proposed size and 
scale, in fact, represents an opportunity on such a visible site to both celebrate and 
highlight the presence and continued role of engineering/steelwork in Sheffield at 
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this important gateway location.  The building will replace an existing car park that 
has no design merit or character.  

 
 Therefore, the design of the building is considered to be acceptable and meets the 

objectives of the design policies listed above.  
 

 Finally it is considered that one possible approach to enhance the building’s 
appearance would be to place eye-catching signage on it or light it, especially the 
elevations which overlook the motorway and viaduct.  Members are advised that 
this idea has been raised by Officers with the Applicant and they are currently 
exploring possible signage ideas as well as methods of lighting the building at 
night.  No final decisions have been made about signage/lighting and, therefore, it 
is recommended that these elements of the final design be controlled by condition.  

 
 Sustainability Issues 
 
 Core Strategy Policy CS 63 ‘Responses to Climate Change’ seeks to give priority 

to development in areas well served by public transport and promotes development 
that is energy efficient, reduces energy consumption, and generates renewable 
energy.  It encourages development of previously developed land and 
development that promotes biodiversity.  It expects development to take into 
account flood risk. 

 
 Policy CS 64 ‘Climate Change, Resources and Sustainable Design of 

Developments’ promotes sustainable design by requiring all new developments 
over 500 sqm to achieve a BREEAM ‘Very Good’ rating. Given the size of the 
building this policy requirement is relevant.  
 

 Policy CS 65 encourages ‘Renewable Energy and Carbon Reduction’ and requires 
developments to meet 10% of their predicted energy needs from decentralised and 
renewable or low carbon energy, unless it can be shown not to be feasible or 
viable.  

 
 The construction of this building is a simple steel frame structure with a single skin 

cladding. It is understood that there will be no heating or cooling, no office area, 
and no facilities (W/C, kitchenette, etc.).  The interior will be electrically lit with 
daylight provided via translucent sections.  There will be large openings for vehicle 
access.  

 
 The Applicant has submitted a BREEAM New Construction 2011 – Industrial pre-

assessment report which outlines the performance of the building against the 
relevant criteria.  This has been submitted to demonstrate compliance with Policy 
CS 64 and achievement of BREEAM ‘Very Good’.  

 
 The BREEAM statement sets out that the highest indicative level that can be 

achieved is BREEAM rating of 'Good'. This falls short of the policy requirement to 
achieve 'Very Good', but given the nature of the building and the evidence from the 
BRE it is considered that ‘Good’ is the most realistic that could be achieved.  
Although, the BRE does not exclude the possibility of assessing such buildings, it 
does advise that heavy industrial buildings would not be expected to be suitable for 
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BREEAM assessment due to the specific design requirements, which can limit the 
score and rating achievable, e.g. controlled environmental conditions for 
operational purposes, non-typical building fabric specifications etc.  
 
Therefore, it is considered that it would be unreasonable to refuse this proposal 
because ‘Very Good’ has not been met.  Therefore, in light of the details contained 
in the Pre-Assessment referred to above, it is considered that a condition should 
be applied which requires a rating of BREEAM 'Good' to be achieved and 
evidenced. 
 
The building will not achieve 10% of its predicted energy needs from decentralised 
and renewable or low carbon energy.  This is essentially because the industrial 
processes within the building will have high energy demands.  Indeed, the furnaces 
burners are rated at 4,500KW per hour while they are on fire to reach operating 
temperature and this is required around 5 hours per week and at a reduced rate for 
a further 140 hours per week.  It is understood that 4,500KW hours is similar to the 
equivalent of what is used by an average household in a year and, therefore, it is 
clear that energy demand is high.  Furthermore, the new buildings are essentially 
skin covers for the machinery and have no heating, conditioned space, toilets or 
hot water.  
 
The inclusion of solar panels to help light the building have been suggested but it is 
advised that the plant within the building necessitates that panels within the roof 
structure will need to have the facility to be removed to assist the 
erection/dismantling of the press and for maintenance purposes.   Therefore, solar 
panels are not considered to be appropriate.  
 
Notwithstanding the above, it is advised that the furnace burners will be designed 
to be energy saving and as efficient as possible.  It is also advised that where 
lighting is to be installed in the new staff car park facility, these will be solar 
generated to assist in reducing energy consumption for the scheme.  
 
In light of the above, it is accepted that 10% of predicted energy needs from 
decentralised and renewable or low carbon energy is not achieved because it is 
neither feasible nor viable for this facility.  
 
Amenity Issues 
 
UDP Policy IB9 states that development in industry and business areas should not 
cause residents to suffer from unacceptable living conditions. 
 
UDP Policy GE24 ‘Noise Pollution’ states that development will be permitted only 
where it would not (a) create noise levels which would cause nuisance; or (b) 
locate sensitive uses and sources of noise pollution close together.   
 
(a) Noise Issues 
 
The site is located on an existing steelworks and within an area that is already 
characterised by industrial and commercial land uses as well as the M1 motorway, 
A631 Tinsley Viaduct and Travelodge hotel.  The closest residential properties are 
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situated on Meadow Bank Road (over 200m away on the opposite side of the 
motorway in Rotherham) and on Barrow Road and nearby side streets (over 400m 
away to the west).    
 
A Noise Impact Assessment supports the application and assesses the potential 
noise impact of the proposal at this site and on the surroundings. It states that 
although the new press is intended to be larger than the existing press, the nature 
of the press operation means that noise levels will be no higher.  The press is to be 
located within a 14m pit within the building and it is likely that resulting noise levels 
at the perimeter of the building will be slightly lower than the existing press.  
 

 The press will operate 24 hours a day and the main noise sources associated with 
the new press building are identified as being:  

 
 i. Press operations within the building including noise from the press, furnaces, 

descalers and product handling; 
 ii. the pump house (to be located within the building) where all the hydraulic pumps 

and associated motors for the press are to be located;  
 iii. the furnace air intake fan louvre. To be mounted at low level on the building 

façade; and 
 iv. the cooling towers, to be located outside the building. 
 

Noise levels have been taken at 3 sensitive locations in the area which are a) Tyler 
Street, b) Meadow Bank Road, and c) opposite the Travelodge on Barrow Street. 
Levels were taken in the early hours of the morning when background noise levels 
outside the closest residential properties (including motorway noise) would be at 
their lowest.   
 
The Noise Assessment refers to BS4142 which relates to the ‘Method for Rating 
industrial noise affecting mixed residential and industrial areas’ and identifies that 
the noise climate around the site is dominated by road traffic on the M1 and A631 
viaduct and there is also regular road traffic on local roads even in the early hours.  
It is shown that Rating Levels of noise from the new press building will be below 
the lowest existing night-time background noise levels outside the nearest 
dwellings.  Also, it is explained that noise from the new press facility would be less 
than ‘of marginal significance’ as outlined in BS4142. Therefore, the assessment 
concludes that the proposed new press development will have no significant noise 
impact on the nearest dwellings. 
 
The Council’s Environmental Protection Service (EPS) has considered the noise 
assessment described above. In light of the findings of the report and based on the 
calculation details, it is confirmed that there will be no significant noise impact 
associated with the new press at the nearest noise sensitive properties.  Therefore, 
there are no objections raised in relation to this proposal, as long as conditions 
placing restrictions on externally mounted plant and equipment are attached to a 
favourable consent.  
 
(b) Vibration Issues 
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 The Noise Report states that there is no stamping or impact driven process 
associated with the press and there will be no significant vibration generated within 
the new building.  Following discussions with the Applicant’s consultants it has 
been confirmed that there are no anticipated vibration issues. Therefore, it has 
been confirmed that this is acceptable and a vibration report has not been required 
as part of the application submission by the Environmental Protection Service 
(EPS). 

 
 In light of the above, the proposal does not raise any significant amenity issues.  

Despite being a large industrial facility and intensive 24hr process, there are no 
significant amenity concerns for the closest sensitive properties and, therefore, it is 
concluded that the proposal complies with the relevant policy aspirations of UDP 
Policy IB9 and Policy GE24.   

   
 Environmental Issues 
 
 UDP Policy GE22 ‘Pollution’ states that development should be sited so as to 

prevent or minimise the effect of any pollution on neighbouring land uses or the 
quality of the environment and people’s appreciation of it.  

 
 (a) Air Quality Issues 
 
 UDP Policy GE23 ‘Air Pollution’ states that development will be permitted only 

where it would not locate sensitive uses where they would be adversely affected by 
sources of air pollution.  

 
 Additionally, Core Strategy Policy CS 66 ‘Air Quality’ requires that action be taken 

to protect air quality in all areas of the city, particularly where residents in road 
corridors with high levels of traffic are directly exposed to levels of pollution above 
national targets.  
 
Information has been provided to the Council which indicates that an “energy 
efficient burner system” will be employed in the forge, which is the latest 
technology available in burner train systems and includes self-recuperating burners 
which use the exhaust gases (carbon dioxide, nitrogen and water vapour) to pre-
heat the combustion air.  It is also anticipated that the new rotary forges will reduce 
natural gas consumption over the older forges by as much as 28%. The old forge 
will continue to operate on the site. 
 
In light of the above, it is considered that the burner systems and the likely impact 
on local air quality are both satisfactory, in accordance with the relevant policies 
identified above.  
 
(c) Contaminated Land Issues 
 
UDP Policy GE25 ‘Contaminated Land’ states that where contaminated land is 
identified, development will not be permitted on, or next to, the affected land unless 
the contaminated problems can be effectively treated so as to remove any threats 
to human health or the environment.  
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 Various environmental reports have been produced for this site, which was 
previously occupied by railway lines and a large industrial building with a chimney 
(1930s – 1980s) – most probably associated to the steel industry.  

 In response to the initial Tier 1 report, a Tier 2 Geo-Environmental Report has been 
produced and submitted for assessment.  The Council’s EPS has reviewed this 
submission and advised that the site investigation falls short of requirements to 
adequately characterise the site.  Therefore, it is recommended that the 
outstanding issues identified be resolved by condition in order to ensure adequate 
assessment of potential risks to human health arising from ground contamination, 
bulk or trace gases, and potential pollution of ground or surface waters, are 
assessed in accordance with the Council’s current standards.  Subject to these 
conditions being satisfactorily addressed, it is considered the proposal would 
comply with the aspirations and requirements of UDP Policy GE25.  

 
 (d) Water Pollution Issues 
 
 UDP Policy GE26 ‘Water Quality of Waterways’ states that development will be 

permitted only where it would not cause damage to the waterway environment and 
people’s appreciation of it by reducing the water quality of rivers, streams and the 
Canal.  

 
 The Blackburn Brook runs through the site and its protection is a material 

consideration.  The Environment Agency has identified that there is potential for 
pollution to Blackburn Brook from any flood waters that enter the proposed press 
pit and become contaminated with oils.  

 
In response, it has been confirmed that any flood waters entering the pit will be 
pumped to a Water Treatment Plant where they will be treated before being 
discharged to the sewer.  This method of flood water drainage is considered 
acceptable to the Environment Agency on water pollution grounds.  It is 
recommended that this measure be secured by condition in order to maintain 
control and ensure compliance. 
 
Yorkshire Water advise that surface water run-off from hardstanding (greater than 
800 sq metres) and/or communal car parking (greater than 49 spaces) must pass 
through an oil, petrol and grit interceptor/separator of adequate design before any 
discharge to prospectively adoptable sewer/public sewer network.  Given the size 
of the new car park facility, it is again proposed that this drainage facility be 
secured by planning condition. 
 
Subject to the recommended conditions being applied to this proposal, it is 
considered that there will be no harmful damage to the waterway environment in 
accordance with UDP Policy GE26.  
 
Highway Issues 
 

 The NPPF promotes sustainable transport modes comprising any efficient, safe 
and accessible means of transport with overall low impact on the environment, 
including walking and cycling, low and ultra low emission vehicles, car sharing and 
public transport. 
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 Policy IB9 states that development in industry and business areas should be 

adequately served by transport facilities and provide safe access to the highway 
network with appropriate off street parking. 

 
 The proposed forge will be built on land that is currently used as the Firth Rixson’s 

existing staff car park and contains 90 spaces.  This provision will be displaced and 
a new staff car park is intended to be provided on land that is currently an 
overgrown railway embankment running along the south and south-eastern 
boundary of the application site.  Overall, it is intended that the provision of this 
facility will result in a total of 132 car parking spaces being provided which will 
accommodate existing staff (267) and the anticipated 60 new employees required 
for the new forge. 
 

 A Transport Statement has been submitted with this application as well as a 
Travel-to-Work Survey to establish the existing and proposed travel patterns of 
staff and vehicle traffic.  The Statement indicates that 21no. IT staff are proposed 
to be located away from the site to other locations in the City, which will result in an 
anticipated reduction of 16 cars from the application site at Meadowhall.  The new 
facility will generate 60 new employees who will work the shift patterns of 24hr 
working (2 x 12hr shifts) and it is assumed that 50% of these additional employees 
will work during the daytime, resulting in 23No. additional car movements to the 
site.  Based on the existing number of vehicles negotiating the Junction 34 
roundabout of the M1, it is anticipated that approximately 12No. vehicles will travel 
to work during the morning and evening peaks to the new site, which is less than 
the 16No. car movements which will be removed from the site by the relocation of 
the I.T. staff. Therefore, on this basis, there is a reduction to the peak traffic flow 
periods on the Junction 34 of the M1 and consequently it has been demonstrated 
no contribution towards the Tinsley Link Road Improvement is required. 

 
 As part of the additional deliveries required to service the site’s existing and new 

facilities, it is anticipated that there will be an additional 4No. articulated trucks and 
2No. light service vehicles delivering materials to the works throughout the day. 
Therefore, there will be 6No. additional movements, as a result of the new forge 
operation, which is considered to have minimal impact on the highway network. 
 

 In terms of the new car park facility the proposed design, layout and position on the 
site is considered to be acceptable from a highway point of view and raises no 
concerns. In terms of car parking numbers, it is proposed that 132 parking spaces 
are provided, which is well below the maximum allowed for a gross floor area of 
existing and new buildings of 13,688m2 which would allow a maximum of 183 
parking spaces. Access to the site is as existing and no changes are proposed, 
and the number of vehicles using the access will increase minimally.  The plans 
indicated that a significant amount of excavation will have to take place in order to 
level the land.  Reductions range between approximately 3m and 5m, and this is 
accepted as it will help to create a flat car park, thus improving access to and from 
the facility for users as well as helping to reduce the prominence of the car park 
from the railway and surrounding roads.  
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 Finally in terms of the car park’s position, Members are advised that the Applicant 
has considered a number of other alternative locations, which mainly included 
using vacant land which is located close to the site but not within their ownership.  
These options were, however, discounted during the pre-application process 
because they proved to be either not feasible or not viable.  Therefore, it was 
decided that the car park proposed was the best option and incorporates land that 
is owned by and within the Firth Rixson’s control.   

 
 Members are reminded that the Highways Agency has raised no objection to the 

application.  Given the anticipated size of construction traffic to carry the new 
machinery to site (including abnormal loads), the Applicant is encouraged to liaise 
with the Highways Agency at an early stage and they shall be reminded of this by 
directive attached to this decision.    
 

 In light of the above, it is concluded that the proposed highway works and parking 
provision is acceptable in highway policy terms.   

 
 Landscape Issues 
 
 A designated ‘Green Corridor’ as defined in the Council’s UDP runs through the 

site. These are defined as being “…large swathes of open land which extend into 
the built-up area…”.  

 
 UDP Policy GE10 ‘Green Network’ states that Green Corridors and Green Links 

will be protected from development which would detract from their mainly green 
and open character or which would cause serious ecological damage. It also 
promotes that they should be enhanced and encouraged to increase their value for 
wildlife and recreation.  

 
 UDP Policy GE15 ‘Trees and Woodland’ states that developers will be required to 

retain mature trees, copses and hedgerows, wherever possible. 
 
UDP Policy GE17 ‘Rivers and Streams’ expects that as part of development of the 
Green Network, all rivers and streams will be protected and enhanced. Part (c) 
expects new development to be set back to an appropriate distance from the banks 
of major rivers and streams to allow for landscaping. 
 
It is considered that the new forge and ancillary buildings/infrastructure will have 
little impact on the existing landscape situated to the east of the application site 
because the site is mainly an existing tarmac car park. However, the requirement 
to relocate the car park will require the removal of approximately two-thirds of the 
vegetation which colonises the disused railway embankment running along the 
site’s southern boundary. Submitted survey details indicate that this area includes 
semi-natural broadleaved woodland, dense/continuous scrub, tall ruderals, bare 
ground as well as Japanese Knotweed.  It is advised that this vegetation is all low 
quality of only adequate condition.  
 
The existing vegetation appears dense and offers a relatively large area of green 
space within a predominantly urban/industrial location.  Therefore, the removal of 
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this vegetation is considered to be unfortunate because it will result in the loss of 
land that is potentially a green/habitat/wildlife corridor.  
 
Notwithstanding the above, the economic/commercial merits of this application are 
recognised and assessed against the loss of the greenspace. The proposal, 
overall, will have a positive impact on Sheffield’s economy - creating additional 
work and jobs, and the car park facility must be relocated in order to make the site 
function.  Alternative locations have been investigated but have proven either 
unviable or unfeasible. The vegetation within the railway embankment has no 
formal protection and, therefore, this could be cut down and cleared by Firth 
Rixson without any prior consent or notification by the Council.   
 

 Further to the above, there is a new landscape scheme proposed for the land 
around the new car park, which is considered to be diverse and of good quality.  It 
includes 37 new trees (mixed species) around the edges of the car park and within 
it, wildflower meadows, native hedge/shrub planting (mixed species), and native 
copse.  The mixes being proposed for the replacement planting are considered to 
be acceptable in terms of species and habitat creation. 

 
 Overall the loss of the existing vegetation is regrettable, however the low quality of 

the space as well as the benefits of facilitating this important development and the 
provision of new considered planting and landscaping which varies in type, mix and 
species are all considered to outweigh the negatives of this loss.  It is considered 
that the proposed landscape measures and the reduced levels proposed within the 
car park will help to ensure that the green character will be retained when viewed 
from outside the site.  
   
Ecology Issues 
 
UDP Policy GE11 ‘Nature Conservation and Development’ states that the natural 
environment will be protected and enhanced.  The design, siting and landscaping 
of development should respect and promote nature conservation and include 
measures to reduce any potentially harmful effects of development on natural 
features of value.  
 
A Phase 1 Habitat Survey has been submitted and contains an assessment based 
on a walk-over survey and a desk study.  In summary, the assessment concludes 
that habitat areas within the site are low to moderate ecological value with no 
protected species recorded within the boundaries of the site.  It is advised that the 
site contains a limited number of habitats typical of industrial sites and 
recommends that no further protected species field survey work is required.  
 
In terms of the proposed landscape additions, the plan states that the native trees, 
wildflower meadow and shrubs/hedges that have been selected will provide a 
suitable habitat for invertebrate populations (including pollen, nectar and cover) 
and thereby a good feeding resource for birds, bats and other small mammals.  It is 
also indicated that artificial roosting boxes will be incorporated into the building.  
 
The Council’s Ecology Unit has considered the application and offers no objection.  
It is advised that the species selected for planting are suitable and will provide 
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habitat and foraging opportunities for wildlife, and that bat boxes and the wildflower 
meadow will be biodiversity enhancements, subject to proper management.  It is 
also advised that (a) the stands of Japanese Knotweed will need to be removed via 
approved methods; (b) a visual reptile search should be carried out prior to any 
work commencing on site; and (c) vegetation should be cleared outside of the bird 
breeding season (end of February – August) in order to remove breeding habitat.  
These matters can be addressed by condition.  
 
In light of the above, it is concluded that the proposed ecological impact is 
acceptable and the proposed landscaping will include measures to help reduce any 
potentially harmful effects of the development on natural features of value, in 
accordance with UDP Policy GE11.  
 
Flooding Issues 
 

 Policy CS 67 ‘Flood Risk Management’ seeks to reduce flood risk by reducing 
surface water run off by 30% on previously developed sites over 1 hectare where 
the developer can prove that there is existing surface water run off.  

 
 The Council’s Strategic Flood Risk Assessment (SFRA) identifies the Firth Rixson 

site as being located within Flood Zone 2 (Medium Probability) and Flood Zone 
3a(i) (Developed Floodplain).  In terms of the application proposal, the proposed 
new car park is designated on land that is within Zone 2 and the new forge building 
is within Zone 3a(i).   

 
 A Sequential Test and Flood Risk Assessment have been submitted with the 

application, as required.  
 
It is considered that the details submitted are acceptable for the following reasons:  
 
i. There are no other alternative sites that are reasonably available to the 

Applicant. 
ii. The proposal will not increase the risk of flooding to others or the 

surrounding. 
iii. The applicant has accepted the risk of flooding and put mitigation measures 

in place. 
iv. Unlikely to cause risk to employees as there will be few in the proposed 

building.  
v. The Flood Protocol – Action Plan outlines procedures to minimise the risk of 

flooding as well as to people/ employees.   
 

 No objection has been raised by the Environment Agency in relation to flooding 
risk, subject to improvements to the site’s existing surface water disposal system 
being made.  With regard to drainage, the applicant has confirmed that the 
permitted discharge rate to the sewer from the car park will be the existing 
discharge rate less 30%.  The plans also demonstrate that a surface water runoff 
swale will be created to the north of the building to manage runoff. It is considered 
that these elements of the design will improve surface water disposal on site. 
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 Yorkshire Water has confirmed that the new forge building and infrastructure will 
be sited over the public water supply infrastructure located within the site. This led 
to an initial objection because it could seriously jeopardise Yorkshire Water's ability 
to maintain the public water network, which is not acceptable.  It is advised that this 
matter is currently being resolved between the Applicant’s Consultant’s and 
Yorkshire Water and a stand-off distance of 6.3 metres has been suggested.  
Unfortunately, this matter has not been resolved at the time of writing this report 
and, therefore, Members will be updated about the progress of these negotiations 
at the Planning Committee.  

 
 Subject to matters being agreed with Yorkshire Water, it is concluded that the 

proposal is acceptable in flood risk management terms and the requirements of 
Policy CS 67. 
 
Public Art 
 
UDP Policy BE12 ‘Public Art’ states that the provision of works of public art in 
places which can be readily seen by the public will be encouraged as an integral 
part of the design of major developments. It identifies that public art can make a 
positive contribution to the built environment and help to create a sense of place.  
 
Discussions are currently taking place with the Applicant about the provision of a 
financial contribution to be used by the Council towards the M1 Gateway Art 
Project.  This Project relates to the development of an iconic public art work on or 
close to the site of the former cooling towers adjoining the M1 motorway at Tinsley; 
on the opposite side of the motorway to the application site.  
 
Discussions have not been concluded at the time of writing this report. Members 
will be updated about the details of this contribution at the Planning Committee.  
  
RESPONSE TO REPRESENTATIONS  
 
The comments received by the representations are noted and there is considered 
no need to respond to the observations raised in this section of the report.  
 
SUMMARY AND RECOMMENDATION 
 
The proposal represents a new addition to the existing Firth Rixson steelworks and 
is a significant investment into Sheffield – creating 60 new jobs and knock-on 
benefits.  The new buildings will accommodate a new forge facility, including 
hydraulic press which will be one of the largest of its type.  
 
The site has a prominent location and is highly visible from surrounding roads 
(regarded as gateways to the City), the railway and the Supertram route. 
 
The principle of development in land use terms is acceptable.  It is located within a 
designated ‘Fringe Industry and Business Area’ in the adopted UDP and a 
locations identified for Manufacturing, Distribution/Warehousing and other Non-
office Businesses in the SDF. 
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There are considered to be no significant noise or vibration issues associated with 
the proposed use.  The site is an existing steelworks and the information submitted 
demonstrates that acceptable amenity will be maintained for the nearest residential 
properties.  Furthermore, the impact on air quality is satisfactory and the 
outstanding contaminated land issues identified can be resolved by condition. 
 
The Blackburn Brook runs through the site and is a material consideration in terms 
of flooding for the site and water pollution into the Brook.  The site lies within Flood 
Zones 2 and 3 which offer the greatest chance of flood, however the Sequential 
Test indicates that the site is the most suitable option available for Firth Rixson and 
the Flood Risk Assessment demonstrates that flooding will be addressed as part of 
the development.  In terms if pollution, it is considered that the design of the 
scheme will not be harmful to the Blackburn Brook subject measures being 
implemented as proposed.  
 
In terms of design, it is accepted that the site is located within an industrial setting.  
The architectural form and appearance of the building is led by its overall function.  
It is considered that the proposed size and scale, in fact, represents an opportunity 
on such a visible site to both celebrate and highlight the presence and continued 
role of engineering/steelwork in Sheffield at this important gateway location.   
 
There are considered to be no significant highway issues associated with the 
proposal.  Following sufficient justification, a financial contribution towards the 
Tinsley Link Road Improvement is not required.  The position, layout and access to 
the new car are all deemed acceptable, subject to conditions.  
 
The creation of the new car park (110 spaces) will involve extensive excavation 
works and the removal of existing vegetation which will have an impact on the 
Green Corridor.  However, use of the existing railway embankment is deemed the 
most suitable option for Firth Rixson and the vegetation contained within the 
embankment is not of a high quality.  Furthermore, the proposed new landscaper 
works are considered to be of a good quality and will help to preserve the green 
link.  Furthermore, the inclusion of native plant/tree species will help to enhance 
the ecology value of the site which is currently low to moderate. 
 

 The sustainability credentials of the scheme are not so high and only a BREEAM 
rating of ‘Good’ is possible.  However, it is accepted that the proposed new 
buildings are essentially cladding to protect machines which carry out the steel 
forging process, which is neither a sustainable or energy efficient activity.  
Furthermore, given the energy consumption required from the forging process it is 
accepted that 10% of predicted energy needs from decentralised and renewable or 
low carbon energy is not achieved because it is neither feasible nor viable.  

 
 In light of the above, it is concluded that this application is consistent with the UDP 

and SDF Core Strategy Policies referred to and therefore it is recommended that 
planning consent be granted for the proposal, subject to the recommended 
conditions and directives listed at the beginning of this report. 
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Case Number 

 
10/01393/LBC  
 

Application Type Listed Building Consent Application 
 

Proposal Alterations to building to form two dwellinghouses with 
associated car parking accommodation 
 

Location Anglican Chapel 
Sheffield General Cemetery 
Cemetery Road 
Sheffield 
S11 8FT 
 

Date Received 29/04/2010 
 

Team SOUTH 
 

Applicant/Agent Capital Design Studio 
 

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 numbered: 
 0724.C.01A 
 0724.C.02 
 0724.C.04B 
 0724.C.05C 
 0724.C.17 
 0724.20A 
 0724.C.21 
 0724.C.22 
 0724.C.23 
 
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
 
3 Details of all proposed external materials and finishes, including samples 

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

 
 In order to ensure an appropriate quality of development. 
 
4 Rooflights shall be conservation style whereby no part of the rooflight shall 

project above the surface of the roofing slates unless otherwise approved in 
writing by the Local Planning Authority. 

 
 In order to ensure an appropriate quality of development. 
 
5 Details, specifications and finishes of all new external and internal doors, 

including frame section sizes, reveal depths and any mouldings and 
architraves at a minimum of 1:20 shall be approved in writing by the Local 
Planning Authority before that part of the development commences. 
Thereafter, the new doors shall be installed in accordance with the approved 
details. 

 
 In order to ensure an appropriate quality of development. 
 
6 Details of the new internal floor structure and its abutment with the existing 

building structure shall be approved in writing by the Local Planning 
Authority before that part of the development commences. 

 
 In order to ensure an appropriate quality of development. 
 
 Attention is drawn to the following justifications: 
 
1. The decision to grant permission and impose any conditions has been taken 

having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 

 
LR5 - Development in Open Space Areas 
LR9 - Cemeteries, Graveyards, and Crematoria 
BE5 - Building Design and Siting 
BE15 - Areas and Buildings of Special Architectural and Historic Interest 
BE16 - Development in Conservation Areas 
BE17 - Design & Materials in Areas of Special Character or Historic Interest 
BE19 - Development affecting Listed Buildings 
H14 - Conditions on Development in Housing Areas 
GE10 - Green Network 
GE11 - Nature Conservation and Development 
GE13 - Areas of Natural History Interest and Local Nature Sites 
GE15 - Trees and Woodland 
CS45 - Quality and Accessibility of Open Space  
CS47 - Safeguarding Open Space  
CS51 - Transport Priorities  
CS53 - Management of Demand for Travel  
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CS64 - Climate Change, Resources and Sustainable Design of 
Developments  
CS72 - Protecting Countryside not in the Green Belt  
CS73 - The Strategic Green Network  
CS74 - Design Principles  

 
 Overall it is considered that the development complies with the relevant 

policies and proposals, and would not give rise to any unacceptable 
consequences to  the environment, community or other public interests of 
acknowledged importance. 

 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 

 This is the accompanying application for Listed Building Consent to 10/01385/FUL 
which also appears on this agenda.  All matters relating to this application are set 
out in that report. 
 
SUMMARY AND RECOMMENDATION 
 
Grant conditional – see 10/01385/FUL. 
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Case Number 

 
10/01385/FUL  
 

Application Type Full Planning Application 
 

Proposal Alterations to building to form two dwellinghouses with 
associated car parking accommodation 
 

Location Anglican Chapel 
Sheffield General Cemetery 
Cemetery Road 
Sheffield 
S11 8FT 
 

Date Received 29/04/2010 
 

Team SOUTH 
 

Applicant/Agent Capital Design Studio 
 

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 numbered: 
 0724.C.01A. 
 0724.C.02. 
 0724.C.04B. 
 0724.C.05C. 
 0724.C.17. 
 0724.20A. 
 0724.C.21. 
 0724.C.22. 
 0724.C.23. 
 
 unless otherwise authorised in writing by the Local Planning Authority. 
 
 In order to define the permission. 
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3 No development shall commence until details of the means of ingress and 
egress for vehicles engaged in the construction of the development have 
been submitted to and approved in writing by the Local Planning Authority.  
Such details shall include the arrangements for restricting the vehicles to the 
approved ingress and egress points.  Ingress and egress for such vehicles 
shall be obtained only at the approved points. 

 
 In the interests of highway safety and the amenities of the locality. 
 
4 No development shall commence until full details of measures to protect the 

existing trees 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. 
 
5 No development shall commence until a Landscape and Ecological 

Management Plan, including short, medium and long term aims and 
objectives, management responsibilities and maintenance schedules for all 
distinct areas, has been submitted to and approved in writing by the Local 
Planning Authority. The Landscape and Ecological Management Plan shall 
thereafter be implemented as approved. 

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

the risk of flooding. 
 
6 No development shall commence until a survey into the potential habitation 

of the building by bats has been carried out and submitted to the Local 
Planning Authority.  Any remediation measures identified in the report shall 
be incorporated into the building works and thereafter retained. 

 
 In the interests of biodiversity. 
 
7 Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (Amendment) (No.2) (England) Order 2008, Part 1 
(Classes A to H inclusive), Part 2 (Class A), or any Order revoking or re-
enacting that Order, no extensions, porches, garages, ancillary curtilage 
buildings, swimming pools, enclosures, fences, walls or alterations which 
materially affect the external appearance of the  shall be constructed without 
prior planning permission being obtained from the Local Planning Authority. 
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 In the interests of the amenities of occupiers of adjoining property, bearing 
in mind the restricted size of the curtilage. 

 
8 Details of all proposed external materials and finishes, including samples 

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

 
 In order to ensure an appropriate quality of development. 
 
9 Rooflights shall be conservation style whereby no part of the rooflight shall 

project above the surface of the roofing slates unless otherwise approved in 
writing by the Local Planning Authority. 

 
 In order to ensure an appropriate quality of development. 
 
10 Details, specifications and finishes of all new external and internal doors, 

including frame section sizes, reveal depths and any mouldings and 
architraves at a minimum of 1:20 shall be approved in writing by the Local 
Planning Authority before that part of the development commences. 
Thereafter, the new doors shall be installed in accordance with the approved 
details. 

 
 In order to ensure an appropriate quality of development. 
 
11 Details of the new internal floor structure and its abutment with the existing 

building structure shall be approved in writing by the Local Planning 
Authority before that part of the development commences. 

 
 In order to ensure an appropriate quality of development. 
 
12 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. 
 
13 No development shall commence until details of the location and design of a 

bin store have been submitted to and agreed in writing by the Local 
Planning Authority.  Such agreed store shall be implemented prior to the 
occupation of either house and retained thereafter. 

 
 In the interests of the visual amenities of the locality. 
 
 Attention is drawn to the following justifications: 
 
 1. The decision to grant permission and impose any conditions has been 

taken having regard to the relevant policies and proposals from the Sheffield 
Development Framework and the Unitary Development Plan set out below: 
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LR5 - Development in Open Space Areas 
LR9 - Cemeteries, Graveyards, and Crematoria 
BE5 - Building Design and Siting 
BE15 - Areas and Buildings of Special Architectural and Historic Interest 
BE16 - Development in Conservation Areas 
BE17 - Design & Materials in Areas of Special Character or Historic Interest 
BE19 - Development affecting Listed Buildings 
H14 - Conditions on Development in Housing Areas 
GE10 - Green Network 
GE11 - Nature Conservation and Development 
GE13 - Areas of Natural History Interest and Local Nature Sites 
GE15 - Trees and Woodland 
CS45 - Quality and Accessibility of Open Space  
CS47 - Safeguarding Open Space  
CS51 - Transport Priorities  
CS53 - Management of Demand for Travel  
CS64 - Climate Change, Resources and Sustainable Design of 
Developments  
CS72 - Protecting Countryside not in the Green Belt  
CS73 - The Strategic Green Network  
CS74 - Design Principles  

 
 Overall it is considered that the development complies with the relevant 

policies and proposals, and would not give rise to any unacceptable 
consequences to  the environment, community or other public interests of 
acknowledged importance. 

 
 This explanation is only intended as a summary of the reasons for grant of 

planning permission.  For further detail on the decision please see the 
application report at www.sheffield.gov.uk/planningonline or by calling the 
planning officer, contact details are at the top of this notice. 
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Site Location 

 
 
© Crown copyright and database rights 2011 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 

 The Anglican Chapel lies within the grounds of the General Cemetery in the  area 
that faces Cemetery Road.  The chapel is a Grade 2 Listed Building that has been 
vacant for many years and is in a state of near dereliction. 

 
 The chapel is built in the Gothic Victorian style, constructed of stone and natural 

slate with a nave of four bays, each one defined by buttresses and a central arched 
window.  At the west end of the chapel is a tower and spire that rises to a total 
height of about 35 metres. 

 
 A stone paved carriage track leads from a pillared gateway on Cemetery Road 

directly to the tower and there is a circular drive to the west of the tower that used 
to enclose a monument.  The track also gives access to the cemetery to the rear.  
There are a number of monuments in the grounds which would not be affected. 

 
 The application site includes the grounds to the front, the circular drive to the west 

and also open land fronting Cemetery Road to the east for about 85 metres.  The 
frontage with Cemetery Road comprises a low stone wall with pillars infilled with 
iron fencing.  There are many mature trees along the frontage and within the site 
along with much uncontrolled planting.  Although the extent of the grounds are 
identified on the site plan, there is no boundary treatment in place.  The chapel 
grounds blend in to those of the cemetery which also contain mature trees and 
planting. 
 

 The application, as amended, is to convert the chapel into two dwellings.  The 
scheme as originally submitted was unacceptable for a number of reasons which 
will be set out later in this report in the section dealing with layout and design but 
after extensive negotiations between your officers and the applicant, the current 
proposal stands as follows: 

 
 Conversion of the chapel into two living spaces. 
 
 The existing entrance would be retained which would lead to an inner lobby that 

gave entrance to both units. 
 
 House 1 would run the length of the ground floor on the side facing Cemetery Road 

with the east end of the nave being a lounge and dining area extending to the full 
width of the chapel and above this would be a void.  The remaining 
accommodation for house 1 would be at first and second floor level in the central 
two sections of the existing nave. 

 
 House 2 would extend along the other side facing the cemetery for three sections 

of the nave apart from the upper two floors at the west end which would be the full 
width. 

 
 There would be no new openings created in the chapel which would be fully 

restored on the exterior. 
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 The existing entrance and drive would remain providing vehicle access to an 
informal parking area that could accommodate up to four cars near to the tower. 

 
 All mature trees within the site would remain and the garden/amenity area 

associated with the two houses would remain open and not enclosed.  
 
 Members should be aware that the accompanying application for Listed Building 

Consent also appears on this agenda but details relating to this will be set out in 
this report. 

 
 RELEVANT PLANNING HISTORY 
 
 97/01365/FUL and 97/01366/LBC.  Alterations to church for use as 6 flats with car 

parking and construction of vehicle access withdrawn. 
 
 06/01866/FUL and 06/01867/LBC.  Alterations to chapel to form a house 

withdrawn. 
 
 SUMMARY OF REPRESENTATIONS 
 
 All representations relate to the scheme as originally submitted which officers 

considered to be unacceptable.  
 
 Two letters of support have been submitted saying that any improvement to the 

building would be beneficial. 
 
 Five letters of objection have been submitted setting out the following comments. 
 
 Skylights and solar panels on the roof are not acceptable on a Listed Building. 
 
 The parking proposals on site are not acceptable because of their impact and there 

is only limited visibility at the access. 
 
 Four parking spaces would take up to much room. 

 
The new doorway is an insensitive treatment that is not in keeping with the 
character of the Listed Building. 
 
 The building should remain in public use and there would be a loss of community 
space. 
 
The land around the chapel would have a domestic garden feel that would be 
unsuitable and the use of fences to mark boundaries is unsuitable. 
 
Concern about possible loss of trees. 
 
English Heritage wish to see the building brought back into use but oppose the 
application because the fenced gardens are inappropriate and would damage 
landscape of special interest. 
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 The proposal was discussed at the Conservation Advisory Group meeting of 25 
May 2010 and their comments were: 

 
 The Group observed that the property was not merely a building but it was a 

structure within a historic landscape, namely one of 14 registered landscapes 
designed by Robert Marnock.  The Group felt that the design of the bin stores was 
particularly inappropriate and the floor plates, windows, roof lights and solar panels 
were highly inappropriate for the building.  The Group considered, similarly, that 
the accompaniments of residential use or commercial use of the building would be 
inappropriate and ignored the significance of Marnock’s landscape designs. 

 
 The Victorian Society supports the application subject to the following: 
 
 The solar water heaters and panels being removed from the roof slope on the 

principal elevation. 
 
 Remove the glazed porch and bin store. 
 
 The interior should be amended to a more open plan. 
 
 A more sensitive approach should be taken with the junctions between existing 

windows and inserted floors. 
 
 The new entrance should be more sympathetic. 

 
Amending the subdivision of the grounds. 
 
Having a less formal parking lay out. 
 
Sheffield General Cemetery Trust supports the principle of residential development 
but it should only be for a single house.  They also make the same points as the 
Victorian Society about the proposal as originally submitted. 
 
The Ancient Monuments Society objects to the application on the following 
grounds: 
 
This should not be dealt with in isolation. 
 
The roof lights and external treatment are not acceptable. 
 
The internal subdivision is too intense. 
 
PLANNING ASSESSMENT 
 
Land Use Policy. 
 
The adopted Unitary Development Plan (UDP) shows that the site is designated as 
part of an area of open space, a cemetery and the General Cemetery Conservation 
Area. 
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With respect to the principle of development of the chapel, UDP policy LR5 is 
relevant as it deals with development in open space areas.  It says that new 
development will not be permitted if it would damage an Ancient Monument, cause 
damage to or loss of mature trees, detract from the green and open character of 
the Green Network, harm the setting of a listed Building, harm the character of a 
public open space or harm the character of the area. 
 
UDP policy LR9 says that redundant cemeteries should be retained as open 
space.  Any redevelopment should not prevent the public from paying their 
respects, should enhance public use and comply with policy LR5. 
 

 Core Strategy policy CS45 seeks to safeguard and improve the quality of existing 
open space which will take priority over the creation of new space. 

 
 Core Strategy policy CS47 aims to safeguard open space and says that 

development will not be permitted if it would result in a shortage of open space or a 
loss that would be off high quality space.  If there was to be a loss of open space 
then this should be replaced elsewhere.  Development would be permitted if it was 
ancillary to the open space and had a minimal impact on the use and character of 
the open space. 

 
 With respect to the principal of the development, there is no formal public access to 

the site as the whole site is in the private ownership of the applicant.  Prior to that, 
it was within the ownership of the church.  Consequently there would be no loss of 
land that has public access, therefore no need for any replacement space. 

 
 There would be no development of the land around the chapel.  All development 

work would be to the building and the only difference to the space around would be 
that the drives and paths would be revealed and the uncontrolled planting would be 
tended and managed. 
 
Layout, Design and External Appearance. 
 

 UDP policy BE5 expects good quality design to be applied to all refurbished 
buildings and good quality materials to be used. 

 
 Core Strategy policy CS74 requires high quality design that enhances the 

distinctive features of the city. 
 
 The design and layout as submitted was unacceptable for a number of reasons.  

The integrity of the original chapel would have been harmed by the insertion of a 
new door in the elevation facing Cemetery Road because it was proposed to divide 
the building on a vertical basis with two separate entrances.  Five prominent roof 
lights were proposed as well as solar panels on the south facing roof plane that 
faces Cemetery Road.   The internal subdivision was complex and cramped that 
would have had a detrimental impact on the internal character. 

 
 The proposals to the land around the chapel were also unacceptable because of 

the resultant suburban nature of them.  It was proposed to create gardens for each 
of the houses marked by fencing which would have detracted from the open space 
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around the chapel and attracted clutter within the gardens further detracting from 
the building.  A formal car park for four vehicles and a bin store attached to the 
rear, north facing elevation would have harmed the character and setting of the 
chapel. 
 
Following this initial assessment, a long period of negotiation with the applicant 
began which has finally resulted in, what your officers consider to be a successful 
layout. 
 
The chapel has a distinctive and imposing presence in this part of the city and it is 
important that the integrity and setting of the building is retained. 
 
The amended proposal would involve the repair and refurbishment of the exterior 
with no alterations apart from three low level, modest roof lights on either side of 
the roof and a pair of new oak doors at the main entrance beneath the tower.  
Apart from these, the building would remain unaltered.  
  
The amended interior is less complex and retains areas of space in the form of 
voids at either end.  All windows would remain without any need to block these and 
the arrangement of internal floors respects the height and distribution of the 
windows.  With respect to repairs to the roof, stonework and windows, this is 
already controlled by a separate planning approval 07/03470/LBC.  
 
The open space around the chapel would remain as a whole and would be of an 
informal nature and not be divided into gardens.  Nor would there be any formally 
laid out parking spaces.  There is ample space on the circular drive to park up to 
four cars in an informal manner which would not involve any additional hard 
surfacing.   
 
The bin store has been removed completely and the intention is for the bins to 
stand in an area screened by planting, its location to be identified prior to 
development starting and controlled by a condition.  Therefore, the existing 
character of the space would be retained with all trees remaining. 
 
This approach is considered to be acceptable because it would significantly 
improve the appearance of the chapel and retain the setting around it. 
 
Sustainability. 
 

 Core Strategy policy CS64 deals with the sustainable design of development and 
this says that all new development should achieve a high standard of energy 
efficiency by way of solar energy, passive heating and cooling, water recycling and 
other means.  In addition, existing buildings should be re-used where possible. 

 
 The re-use of the building, creating two dwellings in a location within walking 

distance of many services including transport options is of itself sustainable. 
 
 The scheme as originally submitted included solar panels on the south facing roof 

plane but these would have been significantly detrimental to the historical character 
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of the Listed Building so they were removed even though there would have been 
sustainable benefits.   

 
 The refurbishment of the building into two houses will be subject to Building 

Regulations control which has flexibility with Listed Buildings but even so, 
sustainable measures will be introduced where possible. 

 
Impact of Development on Listed Building and Conservation Area. 
 

 UDP policy BE15 deals with areas of special architectural or historic interest and 
says that important buildings and areas will be preserved or enhanced. 

 
 UDP policy BE16 deals with development in Conservation Areas and new 

development should preserve or enhance them.  This same guidance is reflected 
in BE17 which requires a high standard of design using traditional materials and a 
sensitive approach to layouts. 

 
 UDP policy BE19 deals with Listed Buildings and proposals for change of use and 

any alterations or additions should preserve or enhance the character and setting 
of the building.   

 
 Core Strategy policy CS74 expects new development to respect, take advantage of 

and enhance the distinctive features of the city including its historical heritage. 
 

 The chapel has been vacant for many years and has fallen into disrepair and near 
dereliction.  The neglected air of the building set within the overgrown and unkempt 
grounds currently detracts from the Conservation Area.  The application would 
repair and restore the Listed chapel with the only noticeable additions being the 
rooflights at the lower edge of each roof plane.  The rooflights are necessary to 
provide natural light to second floor bedrooms which are considered to be 
important to the viability of the scheme.  The grounds would remain open and 
mature trees would be retained.  Garden clutter would be avoided and the open 
character around the building would not be altered. 

 
 It is accepted that the original use of the chapel would be lost but it has been 

disused for a considerable period of time.  Also, the use of voids within the interior 
will retain the spacious character of the chapel.  

 
 Implementation of this scheme would improve the appearance of and ensure the 

long term future of a valuable Listed Building and would enhance the character of 
the Conservation Area.  There would, therefore, be no conflict with relevant policy 
criteria. 
 
Transport, Access and Parking. 
 

 UDP policy H14 says that new housing should have appropriate off street parking, 
safe access to the highway and pedestrians should not have their safety 
compromised. 
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 Core Strategy policies CS51 and CS53 deal with transport priorities and 
management and seek to create a safe environment for road users and encourage 
the use of alternative modes of transport. 

 
 The scheme as originally submitted showed a formal car park for four cars which 

was acceptable in terms of parking provision but the impact on the Listed Building 
and Conservation Area was unacceptable.  An informal solution has been offered 
which allows cars to park informally on the drive and circular driveway to the west 
of the chapel.  There is enough hard surface available to allow for parking and safe 
vehicle circulation. 
 
The existing access is from Cemetery Road which will be retained.  This is marked 
by a pillar each side and can accommodate the anticipated vehicle flow.  It is 
anticipated that this will be significantly less than when the chapel was used for 
worship. 
 
It is possible to walk to shopping and cultural facilities in the city centre, Ecclesall 
Road and London Road and there are good bus services in the area. 
 
Mature Trees and Landscaping. 
 
UDP policy GE15 seeks to protect mature trees. 
 
The applicant has confirmed that all mature trees within and at the edge of the site 
will be retained and the land would not be converted to a suburban garden 
environment.  This would be controlled by appropriate conditions. 
 
Natural History, Ecology and Green Links. 
 
The UDP shows that the site is part of an Area of Natural History Interest and 
policy GE13 seeks to protect the important features in such areas.  Policy 
GE11seeks to protect and preserve the natural environment and policy GE10 says 
that the network of green corridors and links.  A green link passes through the 
General Cemetery. 
 

 Core Strategy policies CS72 and CS73 deal with protecting the countryside that is 
not in the Green Belt and the strategic green network. 

 
 The trees and vegetation within the site will alter little as part of this application so 

the existing natural environment would not be significantly changed, retaining the 
habitat for animals and birds and the green link. 

 
  It is possible that bats roost in the chapel which are a protected species.  It would 

be a requirement for any planning consent for this proposal for a survey to be 
carried out prior to development, which would be controlled by a condition and 
which would avoid disturbance to the species.   
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RESPONSE TO REPRESENTATIONS  
 
The representations set out earlier in this report were in response to the scheme as 
submitted and many of the concerns have been resolved by the amended scheme.  
However, two responses are still required. 
 
The design of the new entrance doors has been amended to be of oak in a 
traditional appearance which would complement the building. 
 
The grounds are not in public use so there would be no loss of public open space.  
 
 
SUMMARY AND RECOMMENDATION 
 

 This application seeks to use a semi derelict chapel as two dwellings.  The chapel 
is Listed Grade 2 and within the General Cemetery Conservation Area.  The 
grounds are designated as being of natural history interest. 

 
 The chapel is in a very poor state of repair and continues to deteriorate as it 

remains vacant and unused.  This application, as amended, is an opportunity to 
ensure the restoration and long term future of the building and to improve the 
appearance of the grounds around the chapel. 

 
 The original scheme would have had an unacceptable impact on the character and 

setting of the Listed Building and on the Conservation Area because it would have 
been too suburban in nature.  The amended scheme resolves all concerns and 
accords with all policy criteria. 

 The application is, therefore, considered to be acceptable and is recommended for 
conditional approval.   
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