
SHEFFIELD CITY COUNCIL 
 
Report Of The Head Of Planning 
To the Planning and Highways Committee 
Date Of Meeting: 05/04/2016 
 
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 

 
15/04461/OUT  
 

Application Type Outline Planning Application 
 

Proposal Erection of 20 No. dwellinghouses including demolition 
of No. 11 Holtwood Road 
 

Location Land At Junction Of Abbeyfield Road And Holtwood 
Road And No(s) 11 And 15 Holtwood Road  
Sheffield 
S4 7AY 
 

Date Received 08/12/2015 
 

Team West and North 
 

Applicant/Agent Mr Timothy Steedman 
 

Recommendation Grant Conditionally 
 

 
Subject to: 
 
 
Time Limit for Commencement of Development 
 
 1. The development shall not be commenced unless and until full particulars 

and plans thereof shall have been submitted to the Local Planning Authority 
and planning approval in respect thereof including details of (a) Access, (b) 
Appearance, (c) Landscaping, (d) Layout and (e) Scale (matters reserved by 
the permission) shall have been obtained from the Local Planning Authority. 
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 Reason:  Until full particulars and plans of the development (including details 
of the matters hereby reserved) are submitted to and approved by the Local 
Planning Authority they cannot agree to the development proceeding. 

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

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

  
 Reason:  In order to comply with the requirements of the Town and Country 

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

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

  
 Reason:  In order to comply with the requirements of the Town and Country 

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

following approved documents: 
  
 Drawing number 15/01/05/001 - Site location plan only 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes 
for definition) 
 
 
 5. No development shall commence until the actual or potential land 

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

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

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

 
 6. 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). 
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 Reason:  In order to ensure that any contamination of the land is properly 

dealt with. 
 
 7. 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. 

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

dealt with. 
 
 8. Prior to the commencement of development; a report detailing the scheme 

of intrusive site investigations for shallow coal workings on site shall have 
been submitted to and approved by the Local Planning Authority.  
Thereafter, the investigative works shall be carried out in accordance with 
the approved report.  The report shall be submitted at the same time or prior 
to a reserved matters application for siting and/or access. 

  
 Reason: In order to mitigate against the risk of former coal mine workings it 

is essential that this condition is complied with before the development is 
commenced. 

 
 9. Prior to the commencement of development; a report shall be provided to 

and approved by the Local Planning Authority detailing the findings from the 
approved intrusive site investigations, including the results of any gas 
monitoring undertaken. Alongside this, a scheme of remedial works shall be 
submittted to and approved by the Local Planning Authority.  The report and 
remedial measures should be provided prior to or as part of the reserved 
matters application for siting or access.   

  
 Reason: In order to mitigate against the risk of former coal mine workings. 
 
10. Prior to the commencement of development, the approved remedial works 

as detailed in the approved report on intrusive coal mining site investigations 
shall have been carried out, with evidence of the works provided to and 
approved by the Local Planning Authority.   

  
 Reason: In order to mitigate against the risk of former coal mine workings. 
 
11. No development shall commence until a report has been submitted to and 

approved in writing by the Local Planning Authority identifying how a 
minimum of 10% of the predicted energy needs of the completed 
development will be obtained from decentralised and renewable or low 
carbon energy.  Any agreed renewable or low carbon energy equipment, 
connection to decentralised or low carbon energy sources shall have been 
installed before any part of the development is occupied and a post-

Page 31



 

installation report shall have been submitted to and approved in writing by 
the Local Planning Authority to demonstrate that the agreed measures have 
been installed.  Thereafter the agreed equipment, connection or measures 
shall be retained in use and maintained for the lifetime of the development. 

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

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

 
12. 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. 

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

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

 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
13. Upon completion of any measures identified in the approved Remediation 

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

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

dealt with. 
 
14. No demolition and/or construction works shall be carried out unless 

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

  
 Reason:  In the interests of the safety of road users. 
 
15. Prior to the commencement of development, full details of bin storage 

arrangements shall be submitted to and approved by the Local Planning 
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Authority.  The approved arrangements shall be installed prior to the 
occupation of the development and retained thereafter. 

  
 Reason: In the interests of the amenities of the locality. 
 
16. The gradient of shared pedestrian/vehicular access shall not exceed 1:12. 
  
 Reason:  In the interests of the safety of road users. 
 
17. The dwellinghouses shall not be used unless all redundant accesses have 

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

  
 Reason:  In the interests of highway safety and the amenities of the locality. 
 
18. The surface water discharge from the site shall be reduced by at least 30% 

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

  
 Reason:  In order to mitigate against the risk of flooding. 
 
19. Prior to the occupation of the development, a lighting scheme shall be 

submitted.  This shall include details of the design and location of all new 
external light fittings.  The scheme shall be approved in writing by the Local 
Planning Authority before the development commences.  Thereafter, the 
development shall be carried out in accordance with the approved details. 

  
 Reason: To ensure an appropriate quality of development. 
 
20. Prior to the commencement of development, details of the location, heights, 

and appearance of any retaining walls, access steps and any safety barriers 
within the development shall have been submitted to and approved in writing 
by the Local Planning Authority.  The development shall be carried out in 
accordance with these approved details. 

  
 Reason: In order to ensure an appropriate quality of development. 
 
21. Before work on site is commenced, details of a suitable means of site 

enclosure including new boundary walls, railings, and plot division shall be 
submitted to and approved in writing by the Local Planning Authority, and 
the development shall not be used unless such means of site enclosure 
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have been provided in accordance with the approved details and thereafter, 
such means of site enclosure shall be retained. 

  
 Reason: In the interests of the amenities of the locality. 
 
22. No changes to the front wall on Abbeyfield Road shall be carried out unless 

details of the proposed treatment of any new access through the wall, new 
gateposts and repair, including details of materials for the new section of 
wall, have been submitted to and approved in writing by the Local Planning 
Authority.  The works shall thereafter be carried out in accordance with 
those details. 

  
 Reason: In the interests of the visual amenities of the locality. 
 
23. Large scale details, including materials and finishes, at a minimum of 1:20 

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

  
 - Heads and Cills 
 - Front Boundary Walls 
 - Window Reveals 
 - Eaves and Verges 
 - Entrance Canopies 
  
 Thereafter, the works shall be carried out in accordance with the approved 

details. 
  
 Reason:  In order to ensure an appropriate quality of development. 
 
24. Details of all proposed external materials and finishes, including samples 

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

  
 Reason:  In order to ensure an appropriate quality of development. 
 
25. The development shall not be commenced until such time as a scheme to 

dispose of foul and surface water drainage, including any balancing works 
and off site works, has been submitted to and approved in writing by the 
Local Planning Authority. The development shall be implemented in 
accordance with the approved details thereafter. 

  
 Reason: In the interests of satisfactory drainage arrangements 
 
Other Compliance Conditions 
 
26. No gates or barriers shall, when open, project over the adjoining highway or 

pedestrian route. 
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 Reason:  In the interests of pedestrian safety. 
 
27. Surface water and foul drainage shall drain to separate systems. 
  
 Reason:  To ensure satisfactory drainage arrangements. 
  
28. All development and associated remediation shall proceed in accordance 

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

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

dealt with. 
   
 
Attention is Drawn to the Following Directives: 
 
1. The Local Planning Authority has dealt with the planning application in a 

positive and proactive manner in accordance with the requirements of the 
National Planning Policy Framework. The Local Planning Authority 
considered that it wasn't necessary to have detailed discussions in this 
case. 

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

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

  
 If you require any further information please contact Mr S A Turner on 

Sheffield (0114) 2734383. 
 
3. It is noted that your planning application involves the construction or 

alteration of an access crossing to a highway maintained at public expense. 
  
 This planning permission DOES NOT automatically permit the layout or 

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

  
 Development Services 
 Howden House 
 1 Union Street  
 Sheffield S1 2SH 
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 For access crossing approval you should contact the Highway Development 

Control Section of Sheffield City Council on Sheffield (0114) 2736136, 
quoting your planning permission reference number. 

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

construction sites can be controlled by Sheffield City Council under Section 
60 of the Control of Pollution Act 1974.  As a general rule, where residential 
occupiers are likely to be affected, it is expected that noisy works of 
demolition and construction will be carried out during normal working hours, 
i.e. 0730 to 1800 hours Monday to Friday, and 0800 to 1300 hours on 
Saturdays with no working on Sundays or Public Holidays.  Further advice, 
including a copy of the Council's Code of Practice for Minimising Nuisance 
from Construction and Demolition Sites is available from SCC 
Environmental Protection Service, 2-10 Carbrook Hall Road, Sheffield, S9 
2DB: Tel. (0114) 2734651, or by email at epsadmin@sheffield.gov.uk. 

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

address(es) by the Council’s Street Naming and Numbering Officer. Please 
refer to the Street Naming and Numbering Guidelines and application forms 
on the Council website. For further help and advice please ring 0114 
2736127 or email snn@sheffield.gov.uk. Please be aware that failure to 
apply for addresses at the commencement of the works will result in the 
refusal of statutory undertakers to lay/connect services, delays in finding the 
premises in the event of an emergency and legal difficulties when selling or 
letting the properties. 

 
6. The applicant and agent are advised that the submitted scheme for the 

indicative design of the houses is not viewed favourably. You are therefore 
advised to amend the appearance of the houses as advised in the officer 
report prior to the submission of a scheme to approve reserved matters 
concerning appearance. 
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Site Location 

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
 
 

Page 37



 

LOCATION AND PROPOSAL 
 
The proposals refer to a plot of land sited at the junction between Abbeyfield Road 
and Holtwood Road.  The land has been previously used as a storage yard area, but 
is currently dis-used.  Evidence of past vegetation clearance exists, but this has taken 
place long enough in the past to allow some new vegetation growth. 
 
The land rises significantly to the South, which is parallel with the rise in land on 
Holtwood Road.  The surrounding area is an established residential area, where 
Victorian and Edwardian properties predominate.  The rear of the site backs on to 
Burngreave Cemetery, which is nationally registered.  Opposite the site lies 
Abbeyfield Park.  Both sites contain listed buildings.  Abbeyfield House (Grade II 
listed) can be seen in direct context with the application site, on the opposite side of 
Abbeyfield Road. 
 
The application seeks outline consent for the erection of 20 houses.  In the southern 
corner of the site is an existing dwelling No 11 Holtwood Road that is shown to be 
demolished. Adjacent to the application site to the south west is a further bungalow 
that is shown to be retained. The application seeks to reserve all matters for future 
approval, other than the principle of erecting 20 dwellings. Matters of access, 
appearance, layout and landscaping cannot be assessed as part of this application, 
despite the fact that full indicative plans and details of a scheme have been provided.   
 
Despite the above, however, the drawings do serve the purpose of helping to 
demonstrate how a scheme of 20 houses might be accommodated on the site. 
 
RELEVANT PLANNING HISTORY  
 
89/00683/OUT  Abbeyfield road and Holtwood road, 4 - erection of a nursing home        
(Granted Conditionally 09/05/1989) 
 
91/03023/OUT  Abbeyfield road and Holtwood road, 4 - residential development  
(Refused  22/12/1992) 
 
This application was outline and showed 8 substantial dwellings randomly laid out on 
the site. The application was refused as it was considered that the layout would 
constitute an overdevelopment and adversely affect the amenities of adjoining 
property as a result of overlooking and lack of amenity space. 
 
10/02890/OUT  Demolition of existing dwelling and erection of 14 2/3 storey  
dwellinghouses, access road and associated parking (amended plans received  
10/01/2011) 
(Granted Conditionally subject to Legal Agreement 21/04/2011) 
 
SUMMARY OF REPRESENTATIONS 
 
13 written representations have been received making objections to the scheme.  
These are summarised below: 
Density 
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- 20 houses is too many for the size of the site.   
- The proposal is not similar to the scheme for 14 houses, as it is now proposing a 

30% increase in house numbers. 
- Density of houses to the north-east is only 16.4 dwellings per hectare.  The 

proposed density far exceeds what is appropriate for the site.   
 
Design 
 
- The proposal will result in the loss of a distinctive stone wall facing Abbeyfield 

Road. 
- The Design and Access Statement says little about design. 
- Although the land is presently in a poor state, a poorly designed development 

could further degrade the appearance of the area. 
- The overall design of the houses is not in keeping with the local buildings; 

reference is given to Abbeyfield Park House which is directly opposite the site and 
is a Grade II listed building.  

- This design uses cheaper building materials which do not reflect any of this 
character. 

- A row of 4 storey terraced housing would detract from the existing style of 
neighbouring housing and streets (one representation points out that housing to 
the north-east and south-west is semi-detached in form).   

 
Heritage 
 
- The site is a remnant of the grounds of Holtwood House, which dated from the first 

half of the 19th Century.  The site was always accessed from Abbeyfield Road, 
and the access point is an integral part of the historic character and street network 
of the area. 

- The proposal will result in the removal of parts of the wall fronting Abbeyfield 
Road, which does not respect the character of the area. 

- The development does not recognise or respond to the presence of Abbeyfield 
House (a Grade II listed building), Burngreave Cemetery (a registered landscape), 
Abbeyfield Park (a local historic landscape), or the Area of Special Character, 
contrary to NPPF paragraphs 128, 131, 132, 135 and 137;  Core Strategy policy 
CS74 c) and d) and UDP policies BE17, BE18, BE19 and BE20. 

- The Design and Access statement is inadequate in respect of heritage matters. 
 

Highways 
 
- The proposed access via Holtwood Road will result in additional vehicles parked 

on the steep section of road, which would be hazardous. 
- There is insufficient on-street parking accommodation, some of which will be lost 

by the development.   
- Additional note is made of Arnold Clark parking vehicles on Abbeyfield Road, 

increasing local parking congestion. 
- Additional vehicle movements caused by the development will be hazardous. 
- Reference is made to the impact on pedestrians and children crossing Holtwood 

Road, and impact on vehicles that currently manoeuvre on Holtwood Road, and 
the impact on the junction with Abbeyfield Road. 
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- Emergency vehicles will struggle to access Holtwood Road with increased 
congestion.  

- Bin collections struggle due to parking on Holtwood Road, and this problem will be 
exacerbated by the loss of street parking spaces caused by the development.   

- Additional traffic entering at the position of the corner on the road will result in 
collisions. 

- Holtwood Road has no turning circle at the head, resulting in hazardous 
manoeuvres at present, which would be exacerbated by the development. 

- Access to the new houses should be provided solely from Abbeyfield Road, using 
an existing access to the land. 

- In the previous consent given for the site, no attention was made to the parking 
congestion in the evening, when existing residents are at home.   

- No supporting information has been provided with regards to vehicular 
movements and emergency vehicle access. 

- Reversing traffic and vehicles coming up Holtwood Rd do not have sight of each 
other as they approach the blind bend in Holtwood Rd.  The proposal to build the 
access road to this site where it will directly lead into this converging traffic 
constitutes a significant traffic hazard. 

- Additional traffic movements caused by the development would seem to 
contravene UDP policy BE10 on the Built Environment where the design and 
environmental improvement of streets, pedestrian routes and areas, cycleways 
and public spaces should, where appropriate and practicable: “Make them 
convenient and safe to use for people with disabilities, elderly people, young 
people, and people with young children.” 

- The additional traffic would ensure that the application would fail to comply with 
Core Strategy CS74 (g) as it would fail to enable all people to gain access safely 
and conveniently, and would not provide for the needs of families and children, or 
of disabled people and older people. 

- There appears to be an insufficient ‘turning circle’ for refuse, delivery and 
emergency vehicles on the site plan. Presumably these will have to reverse down 
the widened road, avoiding reversing traffic from Holtwood Road. 

- The proposal will result in additional traffic movements, which will lead to a build-
up of traffic on Abbeyfield Road and Burngreave Road.   

- The proposal will not provide adequate parking on site.  One representation refers 
to paragraph N5.5 of the South Yorkshire Residential Design Guide. 

 
Impact on the Amenities of Neighbouring Dwellings 
 
- The increase in number of people generated by the development (an estimate of 

100 people by one representation) would cause additional noise, which would be 
of nuisance to neighbours. 

 
Landscaping 
 
- There are no trees on site as these were previously removed in 2008 and 2015. 

Trees on Holtwood Rd formerly offered a screen to the site and provided a leafy 
green corridor for bat and bird life moving from Abbeyfield Park to Burngreave 
Cemetery.   

- There needs to be much greater detail regarding a landscaping framework and 
how this will enhance the visual amenity and biodiversity of the area in line with 
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South Yorkshire Residential Design Guide policy N4 whereby: “New development 
should establish and be built around a landscape framework that consolidates and 
integrates existing and proposed green features to complement or extend the 
wider green infrastructure.” 

 
Land Contamination 
 
- On the Planning Application form, section 14, states that the land is not known or 

suspected to be contaminated or that the proposed use is vulnerable to the 
presence of contamination. It would be helpful to know if this statement follows an 
investigation and if a risk assessment has been carried out other than the Coal 
Mining Risk Assessment. This is essential given the previous use of the site to 
store heavy demolition plant vehicles and storage of demolition waste. 

 
Other Points 
 
- The photographs attached to the Design and Access Statement submitted with the 

application do not give sufficient context. They show a number of houses on the 
lower part of Abbeyfield Rd, which will be minimally affected. There are no 
photographs of Holtwood Rd which will undergo a significant degree of change if 
this scheme goes ahead in its current form. 

- The yard area is a wildlife haven. 
- No trees are planned for the site, and the scheme fails to take into account the 

quality of neighbouring landscapes.  The comment infers that new trees should be 
added to the site to enhance biodiversity, and that the scheme fails to accord with 
NPPF paragraph 118 because of this. 

- The proposal will increase resident numbers, which will cause issues with local 
services including school and GP surgeries. 

- Additional surface water run-off will be caused by the development, which is not 
addressed with this application. 

- There is a preference for fewer houses, and for the construction of ‘eco houses’ 
on the site, and houses for the elderly or single people. 

- The development does not include space for open space alongside the new 
houses for the use by residents. 

- The houses with disabled parking spaces are several storeys tall. 
- The proposal will be adjacent to a business that works with homeless and 

vulnerable people and will increase the risk of the service users being victimised, 
bullied and subject to racial discrimination.  

- The proposal will result in additional sewer water, and there is little capacity for 
foul water in the existing sewers. 

- The proposal will cause issues with accessing telecommunications by local 
businesses.   

- All recent local housing developments have one main access point off a main 
road, leading to an enclosed housing scheme.  An example is made of the site at 
College Close and De La Salle Drive.   

- The permission previously given on the site for 14 houses has lapsed, and should 
carry little weight as it pre-dates the National Planning Policy Framework, the pre-
submission Cities Policies and Sites document, and the South Yorkshire 
Residential Design Guide. 
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- No information has been provided to substantiate that permission for 20 houses is 
needed to make development of the site viable.  No account should be made upon 
viability as it would not outweigh other concerns with the development. 

- The developer has not discussed or consulted with the Local Community, failing to 
comply with paragraph 65 of the NPPF (it is presumed the representation refers to 
paragraph 66).  The absence of community involvement should be given great 
weight.   

 
Non Planning Related Comments 
 
- The scheme is looking for a quick profit. 
- The site is unsightly, but only due to the actions of the applicant.   
- Issues with regards to the maintenance of the boundary wall between 116 

Abbeyfield Road and the site (this is a civil matter).   
 
These 3 comments will not be referred to in the assessment below.   

 
Some representations received have made suggestions of an alternative scheme for 
the site, including restricting the access to one point of Abbeyfield Road, the omission 
of garaging, reducing the number of houses proposed, and adding more open space 
to the site.  This report, however, can only assess what is currently proposed as part 
of this application and this will include matters regarding highways, design, density 
and associated matters. 

 
The agent has also written a statement responding to initial representations received 
and these are noted.   
 
PLANNING ASSESSMENT 
 
Policy Issues 
 
In terms of National Policy, the National Planning Policy Framework carries material 
weight.   
 
Paragraph 14 states that: “at the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development”.  It also explains that, for decision 
making, this means approving development proposals that accord with the 
development plan. Paragraph 17 of the NPPF summarises the key planning 
principles, one of which is to “always seek to secure a … good standard of amenity 
for all existing and future occupants of land and buildings”.  Paragraph 7 states that 
sustainable development has 3 dimensions, an economic role, a social role, and an 
environmental role.   
 
Paragraph 12 of the NPPF emphasises that it does not change the statutory status of 
the development plan as the starting point for decision making, and proposed 
development that conflicts with the development plan should be refused unless other 
material considerations indicate otherwise.   
 
In terms of local planning policy, weight is given to the saved policies from the Unitary 
Development Plan (UDP), and the policies of the Core Strategy.   
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Policy H14 ‘Conditions on Development in Housing Areas’ from the Unitary 
Development Plan (UDP) stipulates conditions and requirements for development in 
designated Housing Areas, such as this site.  Policy BE5 ‘Building Design and Siting’ 
carries weight with regards to the appearance of the proposal and impact on the local 
area.   
 
The Sheffield Core Strategy also includes relevant policies.  Key issues of reference 
will be with regards to policies CS31 ‘Housing in the South West Area’ and CS74 
‘Design Principles’.    
 
The pre-submission City Policies and Sites document exists in draft form dating from 
3 April 2013.  Paragraph 216 of the NPPF states that decision takers may give weight 
to relevant policies in emerging plans.  However, the NPPF does explain that this 
consideration should be according to the stage of preparation of the emerging plan, 
the extent to which there are unresolved objections, and the degree of consistency of 
the relevant policies in the emerging plan to the policies of the NPPF.  Although there 
is a relatively good degree of consistency with the NPPF, the Council is no longer 
progressing with this document, which was also subject to outstanding objections.  As 
a result, very little weight can be given to it.   
 
The South Yorkshire Residential Design Guide (January 2011) is not adopted in 
Sheffield, and therefore does not carry material weight.  It is noted, however, that it 
does consist of guidelines for good design, and can be considered good practice, and 
can be used to help judge the design of the indicative plans.   
 
The Manual for Streets (2007) and companion piece Manual for Streets 2 (2010) is 
government guidance on technical standards for streets.  The documents do not set 
out policy, but provide guidance on how to do things and so act as a supplementary 
document on best practice.  They are more relevant to large scale development as 
opposed to infill housing, although general principles of parking accommodation, 
building layout and surveillance are covered in the assessment below.   
 
Principle of Development 
 
The application site is located within a Housing Area as allocated in the Sheffield 
Unitary Development Plan. Policy H10 lists housing as the preferred development 
type. The principle of residential development is therefore accepted. 
 
The site is considered to be previously developed. The reuse of this brownfield site 
will contribute towards the objectives of policy CS24 and the target of delivering at 
least 88% of new housing on previously developed land. 
  
The density of the development of this site is 52 dwellings per hectare.  Policy CS26 
seeks to promote the efficient use of land and sets out that in urban areas near to 
high frequency bus stops the density should be 40 – 60 dwellings per hectare.  As a 
result, the density proposed is considered to be in line with the range of densities 
considered appropriate for such an area. 
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Policy CS41 states that mixed communities will be promoted by encouraging 
development of housing to meet a range of housing needs including homes for larger 
households.  As the scheme is in outline, it cannot be guaranteed what range of 
house types and sizes would be brought forward for a full scheme.  The indicative 
plans show a mix of 2, 3 and 4 bedroom houses, which feature differing internal 
layouts.  The indicative scheme would meet the aims of providing larger households 
(as the majority of homes will feature 3-4 bedrooms), and will provide some 2 
bedroomed houses for smaller households, which largely meets the aims of the 
policy.   
 
It is acknowledged that 1 bedroomed properties are not provided but it is noted that 
the Sheffield Housing Market Assessment (2013) refers in paragraph 8.4.1 to the fact 
that family housing is in short supply in all housing market areas in the city.  In 
addition, most of the neighbouring houses feature 3 bedrooms, whilst the proposal 
largely consists of 4-bedroomed dwellings and 2 bedroomed dwellinghouses. This will 
slightly increase the variety of housing types in the local area.  Although concerns 
raised about the lack of 1 bedroomed houses on site have been raised, a refusal 
based on this concern would be hard to justify given the HMA evidence and the fact 
that some increase in the variety of home types would occur as a result of the 
development.  An increase in smaller bedroomed properties is also likely increase the 
built density in terms of number of units, which would be contrary to CS26 if the 
density increased above 60 dwellings per hectare. 
 
Design and Layout 
 
Although an outline scheme, with all matters reserved, the assessment needs to 
explore whether the principle of 20 houses can be accommodated whilst being 
compliant with relevant design policies.   
 
Core Strategy policy CS74 ‘Design Principles’ requires development to respect and 
enhance the distinctive features of the city, its districts and neighbourhoods.   
 
Unitary Development Plan (UDP) policy H14 ‘Conditions on Development in Housing 
Areas’, under part a) requires development to respect the local area.  Policy BE5 
encourages original architecture and states that new buildings should complement 
the scale, form and architectural style of surrounding buildings. It also seeks a 
comprehensive development design amongst other things.  
 
As the location is in an Area of Special Character, policy BE17 requires the use of a 
high standard of design using traditional materials, and a sensitive and flexible layout 
of buildings and roads. 
 
In terms of National Policy, the NPPF, in paragraph 58, requires decisions to ensure 
that developments add to the overall quality of the area; establish a strong sense of 
place; optimise the potential of the site to accommodate development; respond to 
local character and history; create safe and accessible environments; and are visually 
attractive.   
 
Due to the above policies, there is a need for the development layout to not appear 
overly contrived or out of scale with neighbouring property or the local area.   
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Several representations have alluded to the formation of 20 houses, as opposed to 
the previously approved 14, as being an overdevelopment of the site.  Given the 
requirements of the NPPF to optimise the potential of sites to accommodate 
development, and also compliance with the density of development range expected in 
Core Strategy CS26, a substantive case would need to be made that the density 
sought would result in a poor design to the development, or a layout that would not 
create a strong sense of place, or suitably respond to the local character and history, 
in line with the NPPF and CS74 and H14 policies listed above. 
 
Policy CS26 does add a caveat that lower densities can be accepted where they 
achieve good design, reflect the character of an area, or protect a sensitive area.  
With regards to the densities of the local area, one representation does point out that 
the houses to the immediate north-east have a density of 16.4 dwellings per hectare.  
Looking at these, it is clear that there is a relatively high density frontage of semi-
detached houses located close together, which all benefit from unusually long 
gardens of around 65m in length. These gardens are clearly set behind the built 
frontage, and not readily visible from the public streets or parks such that it is not 
readily apparent from Abbeyfield Road that there is a low density of development 
here. It is unusual in the wider area rather than being the norm.  To the immediate 
south, the density of houses on Holtwood Road is 50 dwellings per hectare, very 
similar to that which is proposed on the development site.  As such, the density 
sought (52 dwellings per hectare) is not materially different from existing densities 
common to the wider local area, notwithstanding the density of properties to the 
immediate north.   
 
Looking at the layout and density of houses proposed, it is not considered that the 
proposal would result in an overly contrived layout that would be harmful to the local 
area.  Along Abbeyfield Road, the row of houses shown indicatively would be to a 
similar height as existing houses fronting this road, and would be of a similar width to 
the terraced houses visible to the immediate south along this road.  Similarly, the 
width of the proposed new houses shown fronting Holtwood Road and the row of 5 
houses on the cul-de-sac element would each have a width not dis-similar to the 
terraced houses on Holtwood Road.  The general layout of these would be for new 
terraced housing, with a width and scale to tie in with the general built form of the 
local area.  The new road off Holtwood Road at the corner should continue the row 
from Holtwood Road, which is a logical progression of the existing road layout, in line 
with the outline recommendations of good practice by the Manual for Streets (2007). 
 
It is not accepted, as suggested by some representations, that the context of 
development on Abbeyfield Road is predominantly semi-detached housing.  To the 
immediate south, housing consists of two rows of terraces (7 houses and 6 houses 
long respectively), which is not dis-similar to the form proposed.  The backfield 
development behind, consisting of terraced forms, is in character with the 
predominantly terraced form of Holtwood Road. 
 
Smaller scale development to the rear of the site, accessed from Holtwood Road, is 
shown as part of the development.  However, these would not be prominent dwellings 
in the context of the existing street scene, given their siting, and would still be built to 
an acceptable density as with the new terraces proposed elsewhere on the site. 
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The proposed indicative plans show that the layout of 20 houses would leave enough 
space for parking, whilst leaving an element of soft landscaping to the front of most of 
the houses.  The indicative layout shows how a development could be achieved, 
whilst leaving some of the existing front walls and suitable space for bin storage, 
which would be screened by existing features.  Sufficient of the boundary walls to the 
site would be retained as part of the development to ensure a visual continuation of 
this feature along Abbeyfield Road and on Holtwood Road. 
 
Looking at the houses in the new cul-de-sac, the indicative plans show that these 
would have a higher degree of hard landscaping to the front, with less soft 
landscaping potential.  However, this is limited to 2 dwellinghouses, which would limit 
the overall visual harm of this provided that good quality hard landscaping materials 
are used. 
 
The prominence of bin stores to the houses on this part of the indicative scheme 
could be more problematic, however.  There is scope on the site allow space 
alongside these houses to provide a shared bin storage compound, with sufficient 
screening to limit the harm.  As such, this would not rule out the principle of these 
dwellinghouses given that a solution can be easily identified at the reserved matters 
stage. 
 
The indicative layout of the development will result in a continuation of the existing 
cul-de-sac visually, which is not out of character with the existing arrangement of the 
road, which essentially appears as a long shared drive.  The quantity of garden that 
would remain to both the new houses and number 1 (the house to remain on site) 
would be in excess of that offered to several of the neighbouring houses on Holtwood 
Road.  As such, the space on offer for the new development and access 
arrangements shown would ensure that a development would be accommodated at 
an appropriate density for the location with an arrangement that is in scale with the 
footprint of neighbouring houses and developments.   
 
Looking at the indicative elevations proposed, there is scope to provide for houses 
built to appear as modern examples of terraced properties, in scale with the built 
layout of the local area. There is suitable room in the front aspects to provide for a 
front door and main window feature, and for suitable vertical alignments.  Although 
improvements to achieve a design and form to complement the local built form would 
be encouraged as part of any reserved matters submission.  These would encompass 
the addition of features such as chimneys, better fenestrations to the gable 
elevations, as well as better positioning of the proposed downpipes.  In addition, the 
presence of bay windows level with the front garden areas of the houses on Holtwood 
Road would better relate to the form of typical terraced houses in the area.  However, 
these are minor alterations, which can take place without the need for a fundamental 
re-design of the site as shown in the indicative plans, and has no implication with 
regards to assessing the principle of 20 houses on the site, given that matters of 
design are reserved for future approval. 
 
Comments with regards to the external materials are noted.  However, the indicative 
scheme shows that brick and slate would be used as primary materials, the principle 
of which is acceptable as these are primary materials on neighbouring houses, and 
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are the traditional materials common to the local area.  As the scheme is outline, 
precise details of the materials have not been provided, nor are they required at this 
stage.  However, the use of traditional materials can be required at reserved matters 
stage. 
 
The land subject to the development does not presently form an attractive space that 
contributes to the appearance of the Area of Special character, especially as it is 
largely blocked off from view by the existing boundaries, and also due to its former 
use.  As such, it would be hard to sustain an argument that leaving the land 
undeveloped would assist in maintaining the character of the Area of Special 
character.   
 
Landscaping 
 
In addition to the design policies referenced above, policy BE6 ‘Landscape Design’ 
from the UDP seeks good quality landscape design in new developments. 
 
Landscaping details of a proposed scheme are not shown comprehensively on the 
indicative plans submitted, and the assessment needs to conclude whether there is 
enough scope to provide suitable landscaping within a development of 20 houses on 
site. 
 
Whilst the scheme lacks detailed landscaping, it can be seen that the layout permits 
some limited planting opportunities to the 2 road frontages and opportunities for 
landscaping to the side of the 2-way access. 
 
The existing building lines limit the extent of space that landscaping can be 
accommodated within and, as detailed above, the position of houses in terms of 
building lines is important and fixed by the existing street pattern.  Although some 
comments received wish for a greater number of trees to replace some lost when the 
owner of the land undertook tree removals in the past, the lack of tree planting would 
not result in a development that would not tie in with the local built vernacular. 
 
Impact on neighbouring Listed Buildings, Historic Parks, and the Area of Special 
Character 
 
NPPF paragraph 131 states that, in determining applications, planning authorities 
should take account of the desirability of sustaining and enhancing the significance of 
heritage assets; the positive contribution that conservation of heritage assets can 
make to sustainable communities; and the desirability of new development making a 
positive contribution to local character and distinctiveness.   
 
The NPPF, in paragraphs 132-133, is specific in that in considering the impact of a 
proposed development on a designated heritage asset, the loss of an asset should be 
refused unless it is necessary to achieve substantial public benefits.  Likewise, 
paragraph 135, with regards to non-designated heritage assets, requires a balanced 
judgement to be made with regards to the scale of harm or loss to the asset.   
 
Paragraph 137 requires local authorities to look for opportunities for new development 
within the setting of heritage assets to enhance or better reveal their significance.   
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The site is within an Area of Special Character.  Policy BE18 from the UDP 
‘Development in Areas of Special Character’ requires that development retains 
buildings, walls, trees, open spaces and other features that contribute to the character 
of the Area; and that new development should respect the appearance and character 
of the area. 
 
Policy BE19 ‘Development Affecting Listed Buildings’ requires development affecting 
the setting of a listed building to preserve the character and appearance of its setting.   
 
BE20 ‘Other Historic Buildings’ requires the retention of historic buildings which are of 
local interest to be encouraged.   
 
In addition to the above policies, UDP policy BE21 seeks to ensure that the character, 
setting and appearance of historic parks and gardens are protected. 
 
The identified heritage assets constitute: the Area of Special Character; the non-
designated boundary wall to the site; the designated Abbeyfield Park and Burngreave 
Cemetery sites; and the Grade II listed building within Abbeyfield Park.   
 
With regards to Abbeyfield Park and Grade II listed Abbeyfield House, these are sited 
on the opposite side of Abbeyfield Road to the development site;  Abbeyfield House 
being set 38 metres in from the curtilage of the Park.  Views towards the park and 
listed building from Abbeyfield Road are viewed in context with the boundary wall and 
railings on the left side of the road as one travels up from the south as well as the 
dense mature tree screen that forms part of this boundary.  They are viewed in 
conjunction with housing and walls on the right hand side of the road.  The 
development form as proposed should continue the relationship between built 
development on Abbeyfield Road and the park opposite.  The current land does not 
form a park or vantage point that presently enhances views towards these assets, 
and so its development would not result in the loss of a feature that presently 
enhances the appearance of these assets. 
 
The alterations to the front wall will maintain the general form of this feature, 
maintaining the presence of the wall as one looks up the road.  Given its presence on 
the opposite side of the road, alterations to this will have no significant impact upon 
the setting of Abbeyfield Park and Abbeyfield House. Indeed the proposed terrace of 
houses will provide a degree of enclosure to the park as is characteristic of the 
existing houses on the street. 
 
With regards to the alterations to the boundary wall, representations have raised 
concerns that the loss to the boundary wall, and removal of the original access to the 
site are out of character with the historic nature of the Area of Special Character, and 
the non-designated heritage asset of the boundary treatment to the site. 
 
Investigations into the history of the wall show that it forms the curtilage to Holtwood 
House.  OS map records show that it was built after 1873 (it does not appear in the 
1873 map of Sheffield).  Information from the Burngreave Messenger (taking 
information from Kelly’s Directory) indicates the house was constructed between 1879 
and 1884.  It was an 8 bedroomed house, built for Samuel Smith, a corn miller.  It was 
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demolished in 1969/70, with the site remaining in use by the demolition company.  As 
a result, the walls around the site likely date from around the latter half of the 19th 
Century, around 20 years earlier than surrounding housing.  The age of the house is 
more recent than highlighted in representation comments received, which suggest a 
date from the first half of the 19th century. 
 
The wall is not designated as a heritage asset, nor is it of particular individual merit or 
significant age (being not significantly older than neighbouring terraced housing).  
However, it is acknowledged that it assists in framing the streetscene on Abbeyfield 
Road, continuing the feature of stone front walls along Abbeyfield Road, and brick 
walls up Holtwood Road.  As a result, it does have some benefit towards providing 
visual interest to the Area of Special Character, even though its own value as a 
heritage asset is more limited.   
 
In accordance with the NPPF, consideration needs to be made towards the impact of 
the changes to the wall, with a balanced judgement made.  This proposal, as shown 
in the indicative plans, does demonstrate that 20 houses with parking can be formed 
whilst maintaining significant sections of the wall.  As a result, this should help retain 
the appearance of the front boundary treatments of a stone wall as one views up 
Abbeyfield Road.  Of note, the existing boundary features along this road have gaps, 
including the occasional drive and pedestrian access, which will make the road 
access points appear less incongruous in terms to the loss of these sections and 
reduce their impact on the Area of Special Character. 
 
Comments that the original access point is a heritage asset are raised.  However, 
given that Holtwood House post-dates the neighbouring parks and, by itself, was not 
of considerable age, the value of the redundant access as a heritage asset is limited, 
especially in the present context, where no gate posts or other historic features one 
would associate with the access to a large late Victorian house still exist.  As such, 
the significance of this change is limited, whilst the creation of a new stone wall 
frontage at this point, as shown on the indicative plans, will help to better articulate 
the setting of the streetscene, and frontages facing the road, effectively hiding the 
clear views to the side retaining wall to 116 Abbeyfield Road, which currently detracts 
from the appearance and setting of the local area through its prominence and poor 
finish (with former window positions infilled with non-matching brick and exposed long 
pipework runs). 
 
The wall facing Holtwood Road has been repaired or replaced in more modern 
history, although the red brick material does tie in with the style of the road.  It has 
little of individual historic merit, and the indicative proposal to retain parts of this wall 
alongside the new houses is considered appropriate.   
 
With regards to Burngreave Cemetery, the impact of the development will involve the 
formation of houses backing onto this space, with houses set 10m distant from the 
boundary of the Cemetery.  There is no active frontage between the site and the 
Cemetery, and the historic context is one of houses that back into this space.  As a 
result, the development should not have a significant impact upon the setting of this 
land.   
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Although the undeveloped site does provide an open break between the cemetery 
and the park, this is not high quality and due to the topography of the land there is not 
good visibility of the cemetery from public areas around the site. The development of 
this space would not be visually harmful. 
 
One representation raises objections based on concerns that the Design and Access 
Statement fails to properly respond to the heritage assets identified.  However, given 
the assessment below, the impact on designated assets is indirect at best with 
regards to their setting, and it is considered that there is no justification to require 
submission of additional information to allow determination of the application, 
especially in the context that the scheme is outline, with all matters reserved. The 
detailed consideration of these matters will be an important part of the reserved 
matters process. 
 
Highways Issues 
 
A significant number of the representations received raise concerns about the number 
of houses and the consequences on highway movements and parking capacity. 
 
Although this is an outline proposal, with no approval sought at this stage for the 
layout and access positions, it has to be presumed that a layout for 20 houses would 
need to involve an access from Holtwood Road, similar to the proposal sought. 
 
Visually, it is logical to go for an approach with the access from Holtwood Road, with 
houses fronting Abbeyfield Road, as the formation of a new road using the existing 
access off Abbeyfield Road would result in a layout with the side elevations of houses 
fronting Abbeyfield Road, and with no defined frontage facing this road, which would 
be visually harmful to the appearance of the local area, as it would be at odds with the 
built form and potentially harm the setting of the park. 
 
In terms of highway movements, the indicative plans show the formation of 13 houses 
utilising access from Holtwood Road.  To place this in context, Holtwood Road serves 
35 houses at present, typically 3-bedroomed properties.  There is also a premises 
used as a scout hut at the head of the road, although traffic movements to this are 
likely to be different to peak commuting times for the residential houses.   
 
The addition of 13 houses would result in an increase in traffic movements along the 
stretch of road between Abbeyfield Road and the bend in Holtwood Road by 
approximately 50%, based on the number of additional homes proposed and as 
shown on the indicative plans.  Presuming that each house would have 2 vehicles 
(which is unlikely), with movements to and from the location each day based on 
commuting patterns, this would equate to 52 extra car movements per day.  
Presuming that most cars would leave between 6.30am and 8.30am and return within 
a similar 2 hour period in the evening, this would equate to around 13 extra car 
movements per hour during peak times as a worst case scenario.  
 
Comments with regards to the impact on the convenience and safe use of the road by 
people with disabilities, elderly people and children are noted.  However, the road will 
maintain a pavement for users, which allows them to be separated from traffic.  The 
indicative plans include pavements to the houses, and the retention of existing paths 
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up Holtwood Road.  The level of traffic movements from just under 50 houses will not 
equate to more than 1 car per minute during peak times using the road, which will 
leave ample opportunity for pedestrians to cross the road where needed.  The new 
dropped crossings to separate houses will not feature constant or overly regular 
movements that would significantly prejudice pedestrian safety.  As a result, the 
scheme would have a negligible impact upon allowing the safe movement of 
pedestrians across the road and through the area.   
 
Such car movements would not be excessive for the style of Holtwood Road, which is 
a full width road, with a proper junction with Abbeyfield Road.  The additional 
movements would not be material when compared to the larger traffic movements 
experience on Abbeyfield Road and Burngreave Road, and would not materially 
impact upon noticeable movements on these routes.   
 
Concerns are raised by residents about the impact on road safety due to the gradient 
of the road, and the sharp bent at the top.  However, the gradient will likely result in 
lower vehicle speeds, especially when approaching the corner.  In addition, visibility 
from the access point would be clear for vehicles to view both directions on Holtwood 
Road for approaching traffic.   
 
The absence of a turning area at the head of Holtwood Road does result in a risk of 
vehicles needing to reverse to the position of the bend in the road, should the road be 
heavily parked.  However, suitable visibility would exist from the new access way 
towards the corner.  Vehicles travelling up Holtwood Road would typically be 
travelling at a low speed up the hill, and would have a relatively good view around the 
corner except in circumstances where inconsiderate parking occurs on the inside of 
the corner.  The low speed of travel and relatively good visibility should allow cars to 
react to such unusual manoeuvres.  In the event of inconsiderate parking, vehicles 
would likely be more cautious as they reach the corner, and it is not considered that 
poor parking practices should form a reason for refusal of a development in such 
circumstances. 
 
Concerns with regards to parking capacity have been raised.  On Holtwood Road, 
most existing houses do not benefit from off-street parking, which does result in 
relatively heavy on-street parking similar to most terraced streets.  When people are 
at home, parking congestion on the road is relatively heavy.  Unlike the majority of 
terraced streets, however, there is a higher than average availability of on-street 
parking due to the absence of full two-sides frontages on the hill of Holtwood Road, 
and the frontages on Abbeyfield Road.  As such, the amount of available on-street 
parking is relatively plentiful in the local area, although parking congestion closer to 
the houses on Holtwood Road is noted.  The proposals would result in the loss of 
some on-street capacity on Abbeyfield Road and Holtwood Road to accommodate 
new driveways.  However, this would still leave one side of Abbeyfield Road clear, 
and the opposite side of Holtwood Road, which would still provide several spaces 
available to the local area.  It would also have the advantage of clearing one side of 
the hill on Holtwood Road from parked cars, which would aid traffic movements up 
and down the hill. 
 
In terms of parking for the development, most houses in the indicative layout are 
shown with a provision of 2 parking spaces.   
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The houses facing Abbeyfield Road are shown with a drive length of 9.1m.  This is 
slightly less than the ideal of 10m to provide spaces for two 5m by 2.5m wide spaces.  
This length has been provided in order to ensure the new houses carry on the 
building line with the houses to the North to meet the design aims referred to above.  
The length of 9.1m should, however, be sufficient to allow two standard cars to be 
parked lengthways.  A Ford Focus, for example, is 4.358m in length, allowing two to 
be parked lengthways.  The top selling UK car, a Ford Fiesta, meanwhile is under 4m 
in length, which could easily be accommodated with one larger car.  In addition, a full 
sized additional space would be provided internally within a garage.   
 
For a dwellinghouse with 2-3 bedrooms, UDP guidelines are that 2 spaces should be 
provided.  For 4-bedroomed houses, the guidelines are that 2-3 spaces should be 
provided.  Looking at the floor plans, however, the size of the indicative bedrooms 
would be relatively small, with the upper floor rooms of houses on Abbeyfield Road 
curtailed by the roofspace.  Given the site of the development, close to high 
frequency bus routes to Burngreave Road, a provision of 2 spaces per dwellinghouse 
for most of the properties is considered adequate in this case. 
 
The proposal largely meets the UDP recommendations, except for the new houses on 
Holtwood Road, where 2 bedroomed houses are shown with only 1 space each.   
 
It is noted that the consent under 10/02890/OUT gave permission for 1 space per 
house on the row facing Holtwood Road justified through them only being 2 
bedroomed houses, where demands for a second space would be more limited.  
Given the accessible nature of the site, and the fact that on-street parking is not out of 
character with the area, it is not considered that the absence of a 2nd space would 
justify a reason to refuse the development.   
 
As the outline application is only for the principle of the erection of 20 houses, the 
conclusion of the assessment is that 20 houses could be supported on site without 
causing significant highway issues.  
 
15 Holtwood Road would remain with similar parking accommodation as existing, with 
a suitable access off the new road, which would be acceptable. 
 
The new road access to the rear houses is suitably wide to allow fire appliance 
access.  It does not have a turning area shown that would accommodate larger refuse 
vehicles.  However, it would be expected that bins would be collected off Holtwood 
Road as opposed to up the shared access, which is a typical arrangement for 
developments in such situations.  The access to the site by removal lorries, and fire 
engine appliances would not be numerous enough to cause a significant traffic 
hazard by vehicles reversing up to Holtwood Road if required.   
 
It is acknowledged that the properties with individual drives off Abbeyfield Road, as 
shown, would not have 2 x 2 m visibility spays which is usually required. This would 
be only achievable at the expense of the frontage boundary walls. The driveways can 
be paired, as shown, which increases visibility in 1 direction. It is also noted that there 
are a few other vehicular accesses along Abbeyfield Road which operate in a 
comparable way so there is an established expectation for vehicular movements in 
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the area. On balance considering the importance of boundary treatment in this area, 
then the level of visibility can be accepted for these.  
 
Impact on the Amenities of Neighbouring Property and Potential Occupiers 
 
UDP Policy H14 (part c) requires development to not lead to a significant loss of light, 
privacy, or security for residential property.  Paragraph 17 of the NPPF includes 
measures with similar aims.   
 
The scheme is outline, with no consent sought for the layout and scale of the 
proposal except the principle of 20 houses.  An assessment of the indicative scheme 
can, however, be used to demonstrate if the proposal for 20 houses can be achieved 
without causing significant nuisance to the amenities of neighbouring property. 
 
The houses are all shown sited at least 12m distant form the existing houses on 
Holtwood Road, with the exception of number 15, which does not benefit from main 
side windows facing towards the closest shown house.   
 
Concerning 116 Abbeyfield Road, this property does not benefit from side windows 
(which have all been blocked up at some point, as evident by the brick fenestrations).  
Block 1 is to the side of this house, with no significant forward or rear projection.  As 
such, the direct impact on light levels in the indicative scheme would be limited.  
Concerning the impact of blocks 3 and 4 on this neighbour, these houses are suitably 
set in from the curtilage to limit direct impacts on the neighbouring garden area. 
 
The indicative layout shows no direct window-to-window overlooking between 
houses, with a separation distance of over 21m achieved between houses facing 
Holtwood Road and the windows of neighbours opposite.  The houses proposed 
parallel to 116 Abbeyfield Road are suitably distant from the curtilage to limit splayed 
views from the first-floor windows into the garden area of this property.   
 
The indicative plans, therefore, show that new houses can be provided without 
significantly adversely impacting upon the amenities of neighbouring property. 
 
The scheme has no obvious security implications.  A detailed scheme can provide 
suitable passive surveillance, and the indicative plans show a layout that has active 
surveillance of key parking areas, including on-street parking on the gradient section 
of Holtwood Road, which is presently not overlooked.   
 
With regards to future residents, the indicative scheme offers suitable distances 
between the houses, and suitable amenity space to provide reasonable living 
conditions. 
 
Comments received with regards to the noise generated by the new residents are 
noted.  However, the houses are a good separation distance away from existing 
residential houses on Holtwood Road, which all have closer neighbours at present.  
As a result, the level of noise from new residents should not have a significant impact 
on the noise experienced by existing neighbouring property.   
 
 

Page 53



 

Contamination Issues 
 
Due to the previous use of the land, there is potential for contaminants to be present.  
As a result, a full Contaminated Land Survey will be required to assess for risks and 
to mitigate against them prior to development.  These measures, however, can be 
provided as part of a reserved matters submission such that a suite of conditions is 
recommended, as measures to de-contaminate the land in the event of any findings 
can be undertaken before any construction works commence.   
 
Sustainability Issues 
 
Policy CS65 from the Core Strategy requires developments to provide 10% of the on-
site predicted energy needs through on-site renewable or low carbon sources.   
 
The layout of 20 houses would allow space for solar panels, air source heat pumps 
and other measures that could be provided on site.   
 
There is no reason to believe that a scheme for 20 houses could not meet the above 
aims, nor requirements under CS64 to provide for a design to mitigate against climate 
change, such as grey water recycling, passive heating and cooling etc. 
 
Comments received recommending that eco houses be provided instead are noted.  
However, the planning authority does not have the powers to dictate the precise 
nature of the development scheme applied for.  It is noted that both local and national 
policies do not require the submission of eco-houses or carbon neutral homes.  A 
condition is proposed in respect of renewable energy.   
 
There is a need to limit water runoff, which has also been raised in some comments.  
As part of a more detailed scheme at the reserved matters stage, details of measures 
to limit water runoff to no more than 5l/sec/hectare or by 30% compared to the 
existing levels will be required.  Measures such as retention tanks can be used to 
achieve this.   
 
Access Issues 
 
Policy H7 and the accompanying Mobility Housing Supplementary Planning Guidance 
requires 25 % of the units to be provided to mobility housing standards. However, the 
Housing Standards Review, which came into force in October 2015, supersedes 
these policies, and sets out that it is inappropriate for Local Planning Authorities to 
assess these matters in the absence of up to date policies.  As such, the assessment 
in this case cannot explore this matter. 
 
It is however noted that 4 units have been identified to meet mobility standards, which 
is positive although it is noted that internal conditions may not be fully wheelchair 
compliant, especially with the constraint of a multi-level layout. The Housing Standard 
Review means that assessment of accessibility for disabled users is not however a 
planning consideration in this case.   
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Community Infrastructure Levy and Affordable Housing 
 
The previous scheme on site agreed contributions towards open space.  In addition, 
local education provision also was considered.   
 
The system of contributions has been replaced by the Community Infrastructure Levy 
(CIL), which is paid by certain developments to provide city-wide funding for 
education, transport, and open space demands of new development.  The site is in an 
area where no CIL contribution is required.  Funding for improvements, therefore, will 
come from the CIL contributions from other development. 
 
Similarly, the Housing Market Area within which the site is located does not require 
contributions for affordable housing.   
 
The site is not of a size that would require provision of public open space on site.   
 
Ecology 
 
NPPF paragraph 118, states that, when determining planning applications, local 
planning authorities should aim to conserve and enhance biodiversity by applying a 
set of principles.  These include avoiding harm caused by development; taking 
account of Sites of Special Scientific Interest; permitting developments where the 
primary objective is to enhance biodiversity; incorporating measures to promote 
biodiversity in developments; and refusing development that leads to a loss of 
irreplaceable habitats. 
 
Some comments have been received commenting that the site is used by wildlife.  
However, there is no evidence of protected species on site.  In addition, the site is not 
heavily planted, and does not appear to provide a suitable habitat for bats or badgers. 
 
The site is open land between Abbeyfield Park and Burngreave Cemetery.  However, 
its value as a green link is limited due to the previous use of the land, and lack of 
current vegetation.  It is noted that the indicative plan shows capacity for reasonable 
sized garden areas, which can provide an element of a green link between the park 
and Burngreave Cemetery and is considered adequate in the context of the site.  Full 
landscaping proposals submitted as part of detailed scheme can be used to promote 
planting of some native species within verges and gardens to meet the objectives of 
NPPF paragraph 118. 
 
As the site is not an identified habitat, nor a site of designation, it is not considered 
that the site is an important habitat that would justify a refusal of the application. 
 
Coal Mining Referral Area Considerations 
 
The site is within a Coal Mining Referral Area.  A Risk Assessment has been 
submitted with the application.  The assessment identified a risk from recorded 
workings causing ground movements, and the risk of unrecorded mine entries is 
moderate.   
 

Page 55



 

A series of mitigation measures are recommended, including probe drills to the south 
of the site to assess potential works underlying the site; and works to carry out a 
visual inspection of the natural ground of the site cleared of vegetation to ascertain if 
anomalous features are present. 
 
Given the low amount of existing quality vegetation on site, such works would not 
prejudice any existing landscape features of importance, and would have no impact 
upon future new planting.   
 
The Coal Authority has confirmed that they believe the investigative measures are 
appropriate, and identify that any consent should impose conditions requiring pre-
commencement investigative works to be carried out and analysed before any 
development is carried out.  Subject to these conditions, the Coal Authority has no 
objections to the proposed development. 
 
RESPONSE TO REPRESENTATIONS  
 
Many of the concerns raised have been covered in the above assessment. The 
remaining issues are discussed below; 
 
Comment has been made about the quality of the supporting submissions, notably 
the quality of submitted photos for the Design and Access Statement, information on 
highway movements, and the lack of a detailed landscape proposal.  Due to the 
outline nature of the scheme, where no detailed design, landscaping or access details 
need to be fully contextualised or approved beyond an ‘in principle’ agreement, such 
information would not normally be required.  In any case, the assessment has chosen 
to explore the issues, and information on movements, and the site characteristics 
have been considered as part of the assessment above.  In addition, it is considered 
that sufficient information has been provided to assess the impact of the appearance 
of the access road and its suitability in terms of highway safety with regards to the 
indicative plans.  In both respects the proposal is considered to be satisfactory.  
 
Comments with regards to the impact on telecommunications are noted.  However, 
this is an issue for telecommunication providers to improve services to keep up with 
demand.  In any case, there is no material evidence to show that an additional 20 
houses would cause local broadband networks to slow down in speed. 
 
Concerns with regards to the capacity of sewer and water networks are noted.  These 
are subject to assessment and control by Yorkshire Water, who would require a 
developer to make improvements to the networks if capacity is not available as part of 
their requirements before allowing a new house to be connected.   
 
Concerns that residents would potentially victimise, abuse or bully residents of a 
neighbouring building are noted.  However, there is no material evidence that this 
would occur.  Indeed, the scheme will increase passive surveillance over the local 
area, which may assist in reducing crime levels.   
 
With regards to the development not featuring an access point to an enclosed 
development, and examples of such developments elsewhere having this feature, it is 
noted that each development site has to be considered on its own merits.  The 
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example given by the representation does feature some houses facing the 
neighbouring main road (Scott Road), and does address neighbouring roads in this 
manner.  At the application site, a completely self-contained development would fail to 
address surrounding roads and would be out of character, failing to create a frontage 
on Abbeyfield Road, and would also necessitate back gardens facing towards 
Holtwood Road, which would fail to accord with best practice of design that aims to 
integrate development into existing building forms. 
 
No argument has been submitted by the applicant that 20 houses are needed to 
make development viable.  As such, this has not been used as an argument to justify 
permission on the site.   
 
No evidence has been submitted that the applicant or agent have consulted with the 
local community.  Paragraph 66 of the NPPF encourages proper engagement, to 
evolve designs taking account of the views of the local community.  However, it does 
not explicitly require permission to be refused for schemes that do not.   
 
SUMMARY AND RECOMMENDATION 
 

The redevelopment of this brownfield site for residential purposes is the preferred 
land use in policy terms.  
 
The proposal is outline in nature for 20 houses. Any consent will only be agreeing that 
20 houses (of unspecified scale, design, location or access) can be accommodated in 
principle.  Nevertheless consideration of the indicative plans has assisted in 
assessing whether 20 houses can be feasibly accommodated on this site.   
 
The general design and layout shown is considered to be of an appropriate plan form 
in general, and shows that 20 houses can be accommodated on the site, whilst 
maintaining local character and density.  It is emphasised that improvements to some 
of the fenestrations, and the better provision of bin store locations would be required 
to overcome some design and highway issues identified above.  However, these 
elements can be accommodated within the indicative plan shown, and would not 
mean that 20 houses cannot be comfortably accommodated on site without conflicting 
with relevant policies.   
 
The scheme is located in a relatively sustainable location close to a high frequency 
bus route. This together with the level of on-site parking proposed, the relatively high 
level of existing on-street parking availability, and the density of the scheme 
complying with the range recommended by Core Strategy policy means that the 
scheme will have an acceptable impact on highway safety in the locality. 
 
For the above reasons the scheme is compliant with relevant national and local 
policies and is recommended for outline approval subject to the listed conditions. 
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Case Number 

 
15/04052/FUL (Formerly PP-04614842) 
 

Application Type Full Planning Application 
 

Proposal Erection of two dwellinghouses and provision of 
vehicular access 
 

Location Land To The Rear Of 35 Greenhill Main 
RoadSheffieldS8 7RB 
 

Date Received 06/11/2015 
 

Team South 
 

Applicant/Agent Cero Architecture 
 

Recommendation Grant Conditionally 
 

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

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

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

following approved documents: 
  
 01-0513-SK2.10 'Internal floor plan layout and elevations' 
 01-0513-OS2A 'Dwelling footprint location within site' 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes 
for definition) 
 
 
 3. 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 
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on the highway. Full details of the proposed cleaning equipment shall be 
approved in writing by the Local Planning Authority before it is installed. 

  
 Reason:  In the interests of the safety of road users. 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 4. Before construction works commence full details of the proposed external 

materials shall have been submitted to and approved in writing by the Local 
Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
 5. Before the development is commenced a detailed soft landscape scheme 

for the site shall be submitted to and approved in writing by the Local 
Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
 6. The dwellings shall not be occupied unless a sprinkler system, fitted to the 

requirements of BS9251, and with a minimum pressure of 1.0 bar has been 
provided for each dwelling. The sprinkler systems shall thereafter be 
retained. 

  
 Reason: In the interests of the safety of future occupants of the approved 

dwellings. 
 
 7. Details of a suitable means of site boundary treatment to all curtilage 

boundaries and between the proposed dwelling curtilages shall be submitted 
to and approved in writing by the Local Planning Authority before the 
development is commenced, and the dwellings shall not be used unless 
such means of site boundary treatment has been provided in accordance 
with the approved details and thereafter such means of site enclosure shall 
be retained. 

   
 Reason: In the interests of the visual amenity of the locality and the privacy 

of existing residents and future occupants of the approved dwellings. 
 
 8. Before the development is commenced full details of the proposed detached 

garage building including plans, elevations and proposed external materials 
shall be submitted to and approved in writing by the Local Plannig Authority. 
The garage shall thereafter be erected and retained  in full accordance with 
the approved details. 

  
 Reason: In the interests of the visual amenity of the locality. 
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 9. Before development is commenced details shall have been submitted to and 
approved by the Local Planning Authority that demonstrate the surface 
water discharge rates from the site for the completed development will be 
reduced from the pre-development situation. Thereafter the development 
shall be carried out in accordance with the approved details. 

  
 Reason: In order to mitigate against the risk of flooding in accordance with 

Policy CS67 of the Sheffield Local Plan Core Strategy. 
 
10. Before development is commenced, full details of the proposed hard 

surfacing to the external areas of the property, which shall incorporate 
permeable/porous surfacing and demonstrate that water will drain to 
soakaway or landscaped areas within the site, shall have been submitted to 
and approved by the Local Planning Authortity. The approved details shall 
then be implemented prior to occupation of the dwellings, and shall 
thereafter be retained. 

   
 Reason:  In order to control any surface water run off from the site. 
 
11. The dwellings shall not be used unless turning space for vehicles has been 

provided within the site, in accordance with details to be submitted to and 
approved in writing by the Local Planning Authority and thereafter such 
turning facilities shall be retained. 

  
 Reason:  In the interests of highway safety and the amenities of the locality. 
 
12. Before the development is commenced,  full details of suitable and sufficient 

car parking accommodation within the site shall have been submitted to and 
approved in writing by the Local Planning Authority and the dwellings shall 
not be used unless such car parking accommodation has been provided in 
accordance with the approved plans and thereafter such car parking 
accommodation shall be retained for the sole use of the occupiers of the 
development hereby approved. 

  
 Reason: To ensure satisfactory parking provision in the interests of traffic 

safety and the amenities of the locality. 
 
Other Compliance Conditions 
 
13. The Local Planning Authority shall be notified in writing when the landscape 

works are completed. 
  
 Reason:  To ensure that the Local Planning Authority can confirm when the 

maintenance periods specified in associated conditions/condition have 
commenced. 
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Attention is Drawn to the Following Directives: 
 
1. The Local Planning Authority has dealt with the planning application in a 

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

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

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

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

address(es) by the Council’s Street Naming and Numbering Officer. Please 
refer to the Street Naming and Numbering Guidelines and application forms 
on the Council website. For further help and advice please ring 0114 
2736127 or email snn@sheffield.gov.uk. Please be aware that failure to 
apply for addresses at the commencement of the works will result in the 
refusal of statutory undertakers to lay/connect services, delays in finding the 
premises in the event of an emergency and legal difficulties when selling or 
letting the properties. 

 
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. It is noted that your planning application involves the construction or 

alteration of an access crossing to a highway maintained at public expense. 
  
 This planning permission DOES NOT automatically permit the layout or 

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

  
 Development Services 
 Howden House 
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 1 Union Street  
 Sheffield S1 2SH 
  
 For access crossing approval you should contact the Highway Development 

Control Section of Sheffield City Council on Sheffield (0114) 2736136, 
quoting your planning permission reference number. 

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

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

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

Page 62



 

Site Location 

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
This application relates to the rear section of the garden of a dwelling (The Manor) 
fronting Greenhill Main Road but having a substantial curtilage that extends 
approximately 140 metres to the rear and at its furthest extreme adjoins the rear 
domestic curtilages of houses fronting Meadowhead Avenue. The width of this 
back garden varies from 20 to 25 metres.  
 
The Manor itself is a Grade 2 Listed building that lies within the Greenhill 
Conservation Area.  
 
The rear garden falls away from the natural ground level of the Manor House itself 
though there are no dramatic changes in level between the site and neighbouring 
domestic curtilages whether they be those of the properties on Meadowhead 
Avenue or those adjoining the site along its east and west boundaries. 
 
An access track runs from the end of the garden to Meadowhead Avenue and this 
currently serves the electricity sub-station to the rear of 99, Meadowhead Avenue. 
 
A substantial percentage of the application site is occupied by an apparently 
disused tennis court which has a tarmac surface with grassed areas around it.  
There are mature trees and hedgerows along the north, west and southern 
boundaries of the application site.  Along the east boundary there is a more formal, 
though lower level hedge.  The site is located approximately 90 metres from the 
rear elevation of The Manor. 
 
All neighbouring development is residential.  To the north and west is established 
two storey semi-detached housing with gardens varying in depth between 13 and 
23 metres.  To the east is backland development in the form of two bungalows 
located at the rear of 91 and 93 Meadowhead Avenue which are served by 
Meadowhead Close.  Both lie approximately 6 metres away from the boundary with 
the application site. 
 
Permission is sought to erect two detached properties with associated 
infrastructure. 
 
These would take the form of three bedroom dormer bungalows with main living 
accommodation and two bedrooms at ground floor and a further bedroom in the 
roof space. 
 
The house footprints would be located within the area which is at present the hard 
surfaced tennis court and would be oriented so that their main aspect windows 
would be in the north and south elevations. 
 
The proposed architecture is simple and uncluttered, in a modern style but with 
traditional roof forms and fenestration patterns. 
 
The application forms indicate that the dwellings would be faced in coursed stone 
and feature slate roof tiles. Fenestration would be in uPVC. 
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A double garage building would be located to the north of the dwellings close to the 
electricity substation. It would contain one space for each dwelling 
 
Access would be achieved via the existing single width access track from 
Meadowhead Avenue (which also serves as access to the electricity sub-station).   
 
RELEVANT PLANNING HISTORY 
 
Permission was refused in 1982 (82/01171/OUT) for the erection of a single 
dwelling and garage.  The access was considered to be unacceptable particularly 
for fire service vehicles.  
 
Permission was refused by Area Board against Officer recommendation in 2011 
(11/03524/OUT) for the erection of a large single dwelling and garage. The reason 
for refusal was as follows: 
 
“The Local Planning Authority consider that the proposed means of vehicle access 
to the site would by reason of its restricted width, its length and inadequate visibility 
splays be detrimental to the free and safe flow of traffic on Meadowhead Avenue 
and would not provide an acceptable access for use by future occupiers of the 
proposed development and construction traffic and, as such, would be contrary to 
Unitary Development Policy H14.”  
 
SUMMARY OF REPRESENTATIONS 
 
26 individual letters of objection have been received from residents and a further 
representation has been received from Louise Haigh MP. 
 
Louise Haigh MP writes on behalf of a constituent with concerns regarding the 
scheme and is informed that: 
 

- The scheme has been refused permission previously on the grounds of 
inadequate access arrangements 

- That there are many electricity cables beneath the proposed access 
- That the scheme does not compliment the character of the area, and could 

adversely impact on flood risk and local flora and fauna 
- That the application is littered with factual errors and inconsistencies. 

 
Other representations list the following concerns: 
 

- The access runs between two houses and cannot be widened.  This will limit 
traffic and emergency service access and be a hazard to 
highway/pedestrian safety particularly when heavy plant is crossing during 
construction. 

- There would be a danger to pedestrians because of limited visibility caused 
by existing houses. 

- The earlier refusal was because of a sub-standard access.  This has not 
changed so this application should be refused as well. 

- The access does not allow for an independent pedestrian footway. 
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- The proposal would result in more vehicular movements on a sub-standard 
access. 

- The loss of trees would continue a trend over recent years to clear the site 
of valuable trees. 

- The proposal would result in a loss of direct sunlight to neighbouring 
dwellings 

- Main aspect windows are less than 21 metres from neighbouring main 
aspect windows 

- The proposal will adversely impact on neighbouring privacy. 
- The proposal would have a detrimental impact on wildlife (including 

protected species) because of loss of vegetation. 
- The proposal will adversely impact on trees on 3rd party land close to the 

footprints of the proposed houses. 
- The proposal will worsen local drainage conditions 
- Neighbouring dwellings foundations could be affected by construction traffic 
- There are electrical cables beneath the surface of the proposed access 
- An electricity company vehicle has the right to park on the access thereby 

denying access to emergency services. 
- A local driving instructor stated that it would require a three point turn in the 

road to enter the access. 
- The proposal will lessen security with regard to the electrical sub station 
- The proposal will adversely impact on the value of neighbouring properties 
- No arboricultural statement was submitted with the application. 
- There are inconsistencies in the submission between plans and the design 

and access statement. 
- There would be disruption to neighbours, particularly during building works. 
- The proposal has been submitted purely for financial gain 

 
PLANNING ASSESSMENT 
 
Policy  
 
The National Planning Policy Framework (NPPF) is relevant in terms of the overall 
principle of development: 
 
Paragraph 11 states that applications for planning permission must be determined 
in accordance with the development plan unless material considerations indicate 
otherwise. 
 
Paragraph 19 states that the Government is committed to ensuring that the 
planning system does everything it can to support sustainable economic 
growth…Therefore significant weight should be placed on the need to support 
economic growth through the planning system. 
 
Paragraph 58 states that local and neighbourhood plans should develop robust 
and comprehensive policies that set out the quality of development that will be 
expected for the area. Planning policies and decisions should aim to ensure that 
developments will function well and add to the overall quality of the area, not just 
for the short term but over the lifetime of the development; optimise the potential of 
the site to accommodate development; respond to local character and history, and 
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reflect the identity of local surroundings and materials, while not preventing or 
discouraging appropriate innovation; development should be visually attractive as a 
result of good architecture and appropriate landscaping. 
 
Housing Supply, Location and Density 
 
The NPPF at paragraph 49 states that housing applications should be considered 
in the context of the presumption in favour of sustainable development. Relevant 
policies for the supply of housing should not be considered up-to-date if the local 
planning authority cannot demonstrate a five-year supply of deliverable housing 
sites. 
 
The proposal would undoubtedly contribute towards housing supply as set out in 
Core Strategy Policy CS22.   
 
Paragraph 14 of the NPPF states that planning permission should be granted in 
such circumstances unless the adverse impacts of doing so clearly outweigh the 
benefits. 
 
Whilst there is currently a shortfall in the supply of deliverable sites for housing 
(currently 4.7 years supply can be demonstrated), it is not considered that the 
proposal would make a substantial contribution to housing supply though policy 
dictates that some weight should be afforded this matter. 
 
Housing Mix 
 
Since the development would result in a number of units below the 60 dwelling 
threshold referred to in Policy CS41(a) there is no requirement to introduce a 
variety of housing types within the scheme. Furthermore, since the scheme does 
not involve an element of shared or communal housing the scheme is not 
considered to be contrary to the aims of Policy CS41(d). 
 
Land Use Policy 
 
The adopted Unitary Development Plan (UDP) shows that the application site is in 
a Housing Policy Area.  UDP policy H10 says that housing is the preferred use so 
the broad principle is acceptable.   
 
Government planning guidance in the form of the National Planning Policy 
Framework (NPPF) says, in paragraph 48, that Local Planning Authorities (LPA) 
should make allowance for windfall housing sites in the five year supply but this 
should not include residential gardens.  The NPPF goes on to say in paragraph 53 
that LPAs should consider setting out policies to resist inappropriate development 
of residential gardens, for example where they would cause harm to the local area. 
 
There is, therefore, a presumption against inappropriate development in private 
gardens so to establish whether or not this proposal is ‘inappropriate’ the 
application needs to be set against all relevant policy criteria and material 
considerations. 
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The NPPF excludes private residential gardens from the definition of previously 
developed land. 
 
Core Strategy policy CS24 gives priority for the development of new housing on 
previously developed land and states that no more than 12% of dwellings should 
be constructed on greenfield land in the period up to 2025/26.  It also states that 
such development should only occur on small sites within urban areas, where it 
can be justified on sustainability grounds.  The current house completion database 
shows that 5.3% of new houses have been built on Greenfield sites during the plan 
period 2004 -2015 and as such the proposal would be well within the 12% 
threshold. 
 
The site is within an existing urban area and sustainably located in that it is within 
270 metres of a local shopping centre.  A number of regular bus services are 
available in the locality.  In this context, the development of this small Greenfield 
site for new housing complies with the aims of policy CS24. 
 
Character, Scale and Massing 
 
UDP policy H14 and Core Strategy policy CS74 expect good quality design in 
keeping with the scale and character of the surrounding area.   
 
Core Strategy policy CS31 deals with housing in the south west area but this policy 
defines ‘south west’ as between the Manchester Road and Abbeydale Road 
corridors and therefore is not applicable 
 
The surrounding area is characterised in the main by medium sized detached 
dwellings in comparable curtilages. 
 
The overall character of the locality would best be described as suburban. 
There is no predominant architectural character within the locality but the most 
dominant built form is the semi-detached house. However, there are many 
variations in house type within 200 metres of the site with bungalows, and 
detached dwellings also in evidence. 
 
Core Strategy policy CS74 requires development to enhance distinctive features 
and the size and openness of the gardens behind houses in this locality do 
contribute to the suburban character of the locality.  The proposal would be located 
within a site that lies between two bungalows, which are backland development, 
and the gardens of more established housing.   
 
It is not considered that the proposal would be unduly prominent because of its 
scale and massing. Neither is it felt that there would be a change in character with 
the introduction of the new dwellings.  
 
The proposal is for dormer bungalows occupying curtilages comparable with those 
of neighbouring properties. The dwellings would be described as medium sized in 
terms of their footprints. 
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In conclusion, in terms of footprint, scale and massing the proposals are not 
considered incompatible with the existing character and grain of development in 
the locality. 
 
Design and External Appearance 
 
Paragraph 17 of the NPPF states that decisions should always seek to secure high 
quality design and a good standard of amenity for all existing and future occupants 
of land and buildings. 
 
Paragraph 58 states that planning policies and decisions should aim to ensure that 
developments function well and add to the overall quality of the area, and respond 
to local character and history, reflect the identity of local surroundings and 
materials, and are visually attractive as a result of good architecture and 
appropriate landscaping. 
 
Paragraph 59 continues “…design policies should avoid unnecessary prescription 
or detail and should concentrate on guiding the overall scale, density, massing, 
height, landscape, layout, materials and access of new development in relation to 
neighbouring buildings and the local area more generally”. 
 
Further, at paragraph 60 it states that planning decisions should not attempt to 
impose architectural styles or particular tastes and they should not stifle innovation, 
originality or initiative through unsubstantiated requirements to conform to certain 
development forms or styles. It is, however, proper to seek to promote or reinforce 
local distinctiveness. 
 
Relevant policies in the Sheffield Unitary Development Plan are: 
 
Policy BE5 ‘Building Design and Siting’ states: 
 

a. original architecture will be encouraged but new buildings should 
complement the scale, form and architectural style of surrounding buildings; 

 
H14 CONDITIONS ON DEVELOPMENT IN HOUSING AREAS 
 
In Housing Areas, new development or change of use will be permitted provided 
that: 
 
(a) new buildings and extensions are well designed and would be in scale and 
character with neighbouring buildings; and  
(c) the site would not be over-developed or deprive residents of light, privacy or 
security, or cause serious loss of existing garden space which would harm the 
character of the neighbourhood;  
 
In addition Policy CS74 ‘Design Principles’ of the Sheffield Core Strategy applies 
which states that high-quality development will be expected, which would respect, 
take advantage of and enhance the distinctive features of the city, its districts and 
neighbourhoods 
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With respect to the design and external appearance, the submitted plans show 
modern dormer bungalows with traditional hipped/pitched roofs and a small dormer 
to enable an en-suite to be located in the roof space. The resultant roof form is 
entirely consistent with a property of this type and scale. 
 
The design varies from any of the existing housing development around the site 
but housing types vary within the locality in any respect and the proposals would 
not be out of scale with neighbouring houses, particularly as they would be of 
lesser height than the majority of neighbouring properties.  
 
The single storey brick double garage would be built in the north of the site.  This 
would be a plain and standard design which would be acceptable in matching brick 
to the houses. 
 
There is ample space to provide garden space with rear gardens in excess of 
minimum requirements required by Supplementary Planning Guidance. There is 
also space at the sides of the houses and for replacement planting to supplement 
existing trees and hedges and appropriate planting would keep the electricity sub-
station separate from the houses and their gardens.  
 
The proposal therefore shows that the erection of two dormer bungalows in the 
indicated position and with specified curtilages meets the design policy criteria and 
is considered to be acceptable.  
 
Residential Amenity  
 
Existing residents (space about dwellings) 
 
UDP policy H14 says that new development in housing areas should not cause 
harm to the amenities of existing residents. 
 
Appropriate separation about dwellings guidelines are laid out in Supplementary 
Planning Guidance (Designing House Extensions), which whilst not strictly 
applicable to new build schemes does offer excellent guidelines with regard to 
appropriate space about dwellings, a view that has been supported at appeal. 
 
In terms of separation between main aspect windows the proposals main aspect 
windows in the north elevations would achieve a separation in excess of 40 metres 
to the nearest property on Meadowhead Avenue to the north. 
 
The separation distance of rear elevation windows to the Manor House is even 
greater and of the order of 110 metres. 
 
The proposed dwelling to the west of the site achieves a separation distance of 25 
metres to the rear elevations of houses fronting Allenby Drive 
 
The proposed easternmost dwelling achieves a separation distance of 11.5 metres 
to the rear elevation windows in Nos.1 & 2 Meadowhead Close. 
 
Existing residents (penetration of the public domain) 
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The proposed access does run immediately adjacent the side elevation of 95 
Meadow Head Avenue though this elevation does not contain windows at ground 
floor level. The development of back garden areas such as is proposed here can 
give rise to concerns regarding the penetration of the public domain with a new 
access giving rise to vehicular and pedestrian movements adjacent a dwelling 
where none previously existed. 
 
However, in this case the access is already in existence and both the Applicant, 
his/her visitors etc. and the Electricity company can move freely on this access at 
present should they so wish. 
 
It is therefore considered that, whilst the proposal would lead to an undoubted 
intensification of the use of the access the movements associated with just two 
dwellings would not be so onerous as to represent a robust reason for refusal in 
this regard. 
 
Overlooking 
 
All main aspect windows achieve appropriate separation to the nearest residential 
property. 
 
The side elevations of the proposed dwellings do not contain windows at first floor 
level other roof lights on the inner roof slopes and there are therefore no 
overlooking implications arising from the proposals. 
 
Overbearing and Overshadowing 
 
The proposal is single storey in design and achieves significant separation 
distances to all properties except Nos. 1 & 2 Meadowhead Close.  
 
Guideline 4 of Supplementary Planning Guidance states that two storey gable ends 
of extensions should not be placed closer than 12 metres to existing main aspect 
windows. 
 
The separation achieved here is 11.5 metres, and this to a single storey structure 
rather than a two storey gable end. Given this, it is not considered that the proposal 
will result in any significant loss of direct sunlight to existing residents. 
 
Future Occupants 
 
The internal dimensions of the proposed dwellings are considered acceptable in 
terms of providing adequate outlook and natural lighting. 
 
Supplementary Planning Guidance guideline 4 indicates that extensions to 
dwellings should achieve a minimum separation distance to rear boundary of 10 
metres. This guideline is often used as a rule of thumb for guiding separation on 
new builds. 
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The purpose of providing adequate separation distance is two-fold, the reasons 
being to ensure appropriate privacy levels to neighbouring curtilage from first floor 
windows and to ensure adequate outlook from the new build for future occupants. 
All aspects of the proposal achieve an adequate separation to boundary for clear 
glazed main aspect windows.  
 
The properties would benefit from a good sized rear garden and it is therefore 
considered that the plot would be adequately provided for in terms of external 
amenity space. 
 
Impact on the Setting and Character of the Listed Building and Greenhill 
Conservation Area 
 
UDP policies BE16 and BE19 deal with development affecting the character and 
setting of Conservation Areas and Listed Buildings respectively and both say that 
new development shall preserve or enhance such areas and buildings. 
 
Core Strategy policy CS74 seeks to ensure that the distinctive heritage of Sheffield 
is preserved. 
 
The edge of the application site is about 60 metres away from the boundary of the 
Conservation Area, which runs along the edge of the sloping garden immediately 
associated with The Manor.  The Listed building is 90 metres away from the site 
and 105 metres away from the proposed building.   
 
Given the distances involved, the level changes and the screening that would be 
provided for the proposal, it is considered that there would be no adverse impact 
on the Conservation Area and Listed Building.    
 
Access, Parking and Transport 
 
UDP policy H14 requires new development to have adequate on-site parking and 
safe access for vehicles and pedestrians. 
 
Core Strategy policies CS51 and CS53 deal with transport priorities and 
management of travel demand, respectively.  Both seek to ensure that access and 
parking arrangements are safe and adequate. 
 
Parking 
 
With respect to parking provision, the proposal shows 2 garage parking spaces 
with the potential for a further space in front of each dwelling which is acceptable.  
Should committee be minded to grant permission a condition should be added to 
any permission requiring submission of additional details for parking provision and 
turning within the site. 
 
Access (general) 
 
The existing access between 93 and 95, Meadowhead Avenue would be retained.  
This is a single track that runs between domestic curtilages for 25 metres before 
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opening out into the wider site.  The visibility at either side of the entrance is 
restricted by hedges and fences and it would not be possible to widen this because 
of different ownership to each side of the access.   
 
The access arrangement does not allow for clear visibility in each direction. 
 
However, given existing traffic levels and the fact that this access would only serve 
two dwellings it is not anticipated that the level of vehicle movements would 
present a severe highway safety problem that would warrant refusal of planning 
permission. 
 
It is also noted that the proposed access arrangement is not dissimilar to the two 
bungalows accessed from Meadowhead Close. Meadow Head Close is also a 
single track access road serving two bungalows that runs as a single track for in 
excess of 40metres before widening which is greater than the proposal being 
considered here.  Also, there are not dissimilar restrictions to visibility in both 
directions at the junction with Meadow Head Avenue. 
 
Officers therefore consider that a refusal of permission based solely on the 
inadequacy or otherwise of this access would not form a robust reason for refusal 
should an appeal against refusal be sought. 
 
Access (Emergency Services) 
 
Concerns were raised with regard to the previous application in terms of whether 
any development could be reached by the Fire Service in case of emergency.  
 
However, the Fire Service are satisfied that this situation could be addressed 
through the inclusion of sprinkler systems into the design of any dwellings and 
there is no reason to believe that this approach is not just as valid with the current 
proposal. 
 
Given the above it is considered that, whilst not ideal, the proposal is satisfactory in 
terms of highway safety and parking provision. 
 
Trees and Landscaping 
 
UDP policy GE15 seeks to retain mature trees and where these are lost, 
replacements should be provided as part of development. 
 
A basic Tree Survey has been submitted in support of the application and this has 
been cross referenced with the arboricultural survey submitted with the previously 
refused application. Several trees indicated within this survey are located on third 
party land and therefore cannot be felled by the Applicant with that party’s 
permission. The footprint of the westernmost house does impinge on the root 
protection area of the Sycamore T9 which lies on third party land. This tree 
appears in good health but is not a protected specimen.  
 
The Applicant’s agent has indicated that this tree is to be removed but since it is on 
3rd party land this is clearly not within the Applicant’s control. Nonetheless works to 
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those parts of the tree within the Applicant’s curtilage could be carried out without 
recourse to the planning system. 
 
In terms of the merit of the specimen itself the tree does not appear significantly 
within the public realm and Landscape Officers have confirmed that it is not of 
sufficient quality to justify the serving of a protection order. 
 
Hence, whilst any damage to the tree would be unfortunate, the works that could 
be undertaken on the tree, on the Applicant’s land, without planning consent mean 
that a requirement for mitigating measures within the development site cannot be 
justified.  
 
The planting of trees of native species within the curtilages of the new dwellings 
would bolster the presence of trees in the locality. There is adequate space for 
such re-planting and the tree types could be specified so as to increase 
biodiversity. This requirement can be conditioned as part of any permission. 
 
The previously refused scheme showed a garage structure in a similar location to 
that proposed here and this was considered acceptable. This structure will result in 
the loss of several Cypress trees which currently form a line across the site close 
to the north boundary. Once again these trees are of no significant public value 
and could be removed without permission at any time. 
 
The proposed double garage would be sited beneath the crown spread of the oak 
tree located on 3rd party land but it is not considered that this forms a robust 
reason for refusal. 
 
In conclusion it is considered that the proposal is acceptable in terms of its impact 
on landscape features  
 
Sustainability 
 
The development is considered to be in a sustainable location being within an 
existing urban area and close to local facilities. 
 
Core Strategy policy CS64 says that all new buildings should seek to mitigate 
climate change 
 
The Design and Access Statement supporting the application says that the design 
would outperform current Building Regulations in respect of internal design and 
construction.  
 
As a development of two houses does not qualify as a ‘significant development’ as 
defined by policy CS65 there is no requirement to provide 10% renewable energy 
needs as part of the scheme. 
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Impact on Wildlife 
 
UDP policy GE11 says that the natural environment will be protected and 
enhanced and new development should reduce potentially harmful impacts on 
nature. 
 
A significant portion of the site allocated for built footprint is hard surfaced at 
present (tennis court) and it is unlikely that there would be any significant harmful 
impact on the bio-diversity of the area.  Officers have been in discussion with a 
local protected species interest group who have visited the site and confirmed that 
whilst there is a ‘dormant’ protected species habitat located nearby. This habitat 
achieves a significant separation from the proposed development and as such 
would not be affected by the proposal. 
 
Drainage 
 
Much of the area earmarked for built footprint and hardstanding is already hard 
surfaced (tennis court). Areas of the tennis court area which lie to the rear of the 
properties will likely be soft landscaped. The proposal is therefore likely to have a 
neutral impact in terms of the overall permeability of the site and areas of the 
scheme that are earmarked for hard landscaping should be constructed in 
permeable materials. It is not considered that two dwellings would result in so 
significant an exacerbation of existing surface water run off conditions so as to 
justify a refusal of permission, and in any event it should be conditioned in 
accordance with policy CS67 that surface water discharge from the site should be 
demonstrated to be reduced by the submission of appropriate details. 
 
In addition to the above hardstanding areas within the site should be conditioned to 
be constructed in porous/permeable materials or to drain to porous areas within the 
site. 
 
RESPONSE TO REPRESENTATIONS  
 
Matters relating to the access, grain and character of development, separation 
about dwellings, drainage, landscape and protected species have been dealt with 
in the main body of this report. 
 
There are undoubtedly clear discrepancies between statements made in the 
Design and Access statement (which appear to relate more closely to the previous 
application) and the submitted plans but these inconsistencies do not extend to the 
plans and the application forms which form the evidence upon which this 
assessment has been made. 
 
Given the nature of the proposals it is considered highly unlikely that heavy 
construction traffic will be required. Notwithstanding this assertion any potential for 
damage to neighbouring property would be a civil matter. 
 
The security of the sub-station is a matter for the Applicant and Yorkshire 
Electricity. The onus to provide such security is not the province of the planning 
system. Nonetheless the sub-station itself is currently fenced in with metal railings 
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and it is worthy of note that the proposals will increase surveillance with regard to 
the sub-station.  
 
The location of electrical cables and a requirement to divert or strengthen the 
structure around the cables is not a reason for refusal of planning permission. 
Potential impacts on house values, construction noise and the application being 
submitted purely for financial gain are not material planning considerations. 
 
Community Infrastructure Levy 
 
The development is CIL liable and is in a part of the city (City Centre/South: Zone 
4) where the CIL charge is £50 per square metre. 
 
SUMMARY AND RECOMMENDATION 
 
This application seeks to erect two dwellings on land at the rear of 35 Greenhill 
Main Road, a Listed Building known as the Manor.  The site is currently domestic 
curtilage.  Access would be achieved from a single access from Meadow Head 
Avenue. 
 
The design and external appearance would be of appropriate quality, being 
traditional housing of stone and slate. 
 
It is not considered that there would be demonstrable harm to the amenities of 
existing residents and the access, although not ideal, is considered acceptable.   
 
The impact on trees, would also be acceptable subject to conditions requiring 
replacement planting and there would be no significant impact on protected 
species. 
 
Finally, it is not considered that the proposal would adversely impact on the 
character of the Greenhill Conservation Area or the setting of the Grade II Listed 
building. 
 
It is therefore considered that, subject to conditions, the proposal would be 
acceptable and complies with all policy criteria set out in this report. 
 
The NPPF states that inappropriate development in residential gardens should be 
resisted.  However, this proposal is not considered to conflict with policy criteria 
that allows for a limited proportion of such development and is, therefore, 
considered to be appropriate at this location and, accordingly, there is no conflict 
with NPPF guidance. 
 
This application is, therefore, considered to be acceptable and is recommended for 
conditional approval. 
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Case Number 

 
15/03524/FUL (Formerly PP-04513732) 
 

Application Type Full Planning Application 
 

Proposal Application to allow the removal of the rear dormer roof 
extension and alterations to elevations (Application 
under Section 73 to vary condition No. 2 (Approved 
plans) as imposed by planning permission No. 
14/02958/FUL - Alterations to two office buildings to 
form 12 residential units and 1 retail unit, including a 
rear dormer roof extension to the rear building 
 

Location Meade House96 - 100 Middlewood RoadSheffieldS6 
4HA 
 

Date Received 23/09/2015 
 

Team West and North 
 

Applicant/Agent SFW Property 
 

Recommendation Refuse with Enforcement Action 
 

 
Subject to: 
 
Refuse for the following reason(s): 
 
1 The Local Planning Authority considers that the increased height of the 

elevation and the inclusion of windows at first floor level in that elevation of 
the development facing the rear of numbers 111 to 117 Hawksley Avenue 
results in an unacceptably overbearing impact on these properties and is 
detrimental to the living conditions of the existing occupiers which is contrary 
to Unitary Development Plan Policy S10 and Core Strategy Policy CS74. 

 
Attention is Drawn to the Following Directives: 
 
1. The Director of Development Services or Head of Planning are authorised to 

take any appropriate action including if necessary enforcement action and 
the institution of legal proceedings to secure the reduction of the eaves 
height of Building 2 to the level approved under planning reference 
14/02358/FUL. 

  
 The Head of Planning is designated to vary the action authorised in order to 

achieve the objectives hereby confirmed, including taking action to resolve 
any associated breaches of planning control. 
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2. The applicant is advised that this application has been refused for the 
reasons stated above and taking the following plans into account:   

  
 Drawings numbered 
 - 15-745-20 Rev A 
 - 15-745-21 Rev A 
 - 15-745-SK-002 Rev A 
 - 15-745-SK-003 Rev C 
 - 15-745-SK-04 
 - 15-745-SK-05 
 - 15-745-SK-06 Rev A 
 
3. The applicant is advised that a revised planning application proposing an 

alternative scheme will be required to resolve the issues resulting in this 
refusal of planning permission. 
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Site Location 
 

 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
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INTRODUCTION 
 
Members will recall that this item was deferred from the meeting of this Committee 
which took place on 15th March to allow Members to visit the site ahead of making 
a decision. 
 
Members will also recall that the application is retrospective in nature as the 
alterations to the rear building on the site have already been undertaken. It is the 
relationship between this altered building and the houses to the north-east on 
Hawksley Avenue which is the focus of the visit. 
 
LOCATION AND PROPOSAL 
 
The application site comprises two buildings, one of them fronting Middlewood 
Road, known as Meade House – Building 1, which is two-storeys high at the front 
and three storeys at the rear because of falling land levels.  The frontage is of 
beige render and large windows at the ground floor with red bricks at the first floor 
level, beneath a flat roof.   The side and rear elevations are of red brick.  Adjoining 
this building to the south is a two storey brick building with a pitched roof with a 
restaurant at ground floor. 
 
On the other side of Meade House is a sloping grassed area with a path and steps 
which leads to the other building within the site – Building 2 - and this is also of red 
brick, is single storey and has a pitched roof.  Around this building is incidental 
open space, mostly concentrated at the far end on the south side.  The two 
buildings on the site are linked by a covered walkway. 
 
To the north of the site is 108 Middlewood Road, a two storey detached stone 
house which has windows in the elevation facing the application site across the 
garden associated with the adjoining house and the boundary is marked by 1.8 
metre high fencing. 
 
There are buildings to the north-east and south-west of the single storey building at 
the rear which are in close proximity to the application site.  To the north-east there 
is a gym with windows facing the site which is significantly higher than the single 
storey building in the site.  There are also the rear of gardens associated with 
terraced houses fronting Hawksley Avenue which have direct views of the site from 
their upper windows. 
 
To the south-east, the rear of the building within the application site is close to the 
single storey building and the rear of 84 to 94 (even) Middlewood Road face the 
building.  These properties are a mix of shops and a restaurant with storage space 
and living accommodation above. 
 
Prior to the earlier planning application (14/02958/FUL) being granted, the whole 
site was vacant, previously being used as offices which had fallen into disrepair.   
The neglected air did little to contribute to the visual quality of Hillsborough 
shopping centre and the site was also the subject of anti-social behaviour. 
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Members may recall that the previously approved scheme was for Building 1 
fronting Middlewood Road to be converted to five apartments with a retail unit on 
the ground floor fronting onto the street.  Building 2 to the rear was to be converted 
and altered to form seven separate dwelling units.  This scheme, as amended, 
involved retaining the shell and walls but did include lifting the eaves level by one 
metre and constructing a new roof.  The open space around the rear building 
would be used as communal garden space. 
 
The only road frontage, which is only a short length, is with Middlewood Road and 
in front of the site here is a bus stop. Supertram also runs along this frontage.  
There are full parking restrictions in place and there is no possibility of providing 
parking either within the site or on the road close to the site. 
 
Planning permission was granted for the earlier proposal but this application seeks 
part retrospective planning permission under section 73 of the Town and Country 
Planning Act to amend condition 02 of 14/02358/FUL by way of amended plans 
and elevations.  The applicant has submitted revised plans and drawings showing 
amended floor plans, elevations, height and roofscape which differ significantly 
from the approved scheme.  The number of dwelling units would remain unaltered 
at seven. 
 
This application only relates to the former office building within the site that is to be 
converted to seven dwellings.  The other building fronting Middlewood Road would 
not be altered so that is not included in this new application.  
 
The application is retrospective because the applicant has continued to construct 
the amended scheme as set out in this application prior to this application being 
determined.     
 
RELEVANT PLANNING HISTORY 
 
79/03039/FUL.  Extension to offices granted on 14.11.79. 
 
96/00728/FUL.  Erection of 4 mobile office units granted on 25.06.96. 
 
14/02958/FUL.  Alterations to two office buildings to form 12 residential units and 1 
retail unit granted on 24.04.15. 
 
SUMMARY OF REPRESENTATIONS 
 
A total of nine letters of objection have been received from four neighbouring 
addresses.  Five are from one address, two from another and the remaining two 
letters are from two addresses.  The comments are set out below. 
 

- The building has not been approved and is being built without planning 
permission.  It is nothing like the approved plans. 

 
- The new and upper floor windows are very invasive.  Even though the upper 

floor windows have opaque glass they can still see into the bathrooms of 
existing houses. 
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- The lower floor windows and patio doors can still see directly into existing 

properties. 
 

- The original scheme, previously approved, did not have an extra floor which 
has now been added which blocks sunlight from the rear gardens of existing 
houses and imposes windows which overlook gardens. 

 
- There is a severe loss of privacy and the buildings are over dominant 

because they are too high.  The building must be about 20 feet high facing 
existing houses. 

  
- The sunny gardens are now dark and cold. 

 
- There is no off street parking provided with this scheme which will increase 

pressure on existing streets. 
 

- The original stone wall at the front which was 100 years old has been 
replaced by a brick wall. 

 
- There are concerns that the foundations are not strong enough to take the 

extra pressure from the upper storey. 
 
PLANNING ASSESSMENT 
 
Policy and Principle of Development 
 
The adopted Unitary Development Plan (UDP) shows that the site is designated as 
part of Hillsborough District Shopping Centre.  UDP policy S7 says that shops (A1) 
are the preferred use but Housing (C3) is also acceptable. 
 
With respect to the principle of this proposal, policy S7 supports this but when the 
previous application was considered, weight was attached to the material 
relevance of current permitted development (PD) rights under which these 
buildings could be converted to a housing use.   
 
The most recent use of the site was for offices and under current PD rights could 
be used for housing subject to an application to the Council which would determine 
whether or not approval would be required as to the transport and highways 
impact, contamination risks and flooding risks.   
 
Also of relevance is Core Strategy policy CS24 which says that priority will be 
given to the development of previously developed sites which is the case with this 
application. 
 
Core Strategy policy CS26 promotes the efficient use of housing land and specifies 
a density range of 50 - 80 dwellings per hectare (dph).  The site is 0.12 hectares in 
area so with a scheme for 12 dwellings in total, the density would be about 95 dph 
which is in excess of the recommended range.  Policy CS26 says that an 
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increased density may be acceptable if the application achieves good design or 
reflects the character of the area. 
 
Core Strategy policy CS41 is also relevant as this seeks to promote mixed 
communities by way of providing a range of housing including a mix of prices, 
sizes, types and tenures.  This application proposes seven very modest dwellings 
which would provide low cost housing in support of this policy. 
 
Design, Layout and External Appearance 
 
Policy S10 says that new development should be well designed and in scale with 
surrounding development. 
 
UDP policy BE5 expects new development to be of good design and use good 
quality materials. 
 
Core Strategy policy CS74 says that high quality development is expected which 
should also contribute to the creation of attractive, successful and sustainable 
neighbourhoods. 
 
The existing buildings were vacant and had become neglected.  The original 
proposals, as amended, for Building 1 resulted in significant improvements to the 
exterior.  The unsightly ground floor frontage would be replaced by a new shop 
front which would introduce activity at the site.  The attractive brickwork detail 
above the first floor windows would be retained, all brick work would be cleaned 
and pointed and all windows on this building would be replaced by double glazed 
wooden framed windows.  This would remain unaltered. 
 
The approved scheme for the seven dwellings in Building 2 showed an open plan 
ground floor comprising living room and kitchen with two bedrooms and a 
bathroom in the roof space.  This involved new windows in the north-east and 
south-west facing elevations.  This layout remains largely unaltered as part of this 
new application. 
 
An important feature of the approved scheme was that the roof would be lifted one 
metre above the former eaves level to create extra internal space. 
 
On the north-east side facing the rear of Hawksley Avenue, a pair of velux windows 
were introduced to each unit to serve the second bedroom and bathroom. The 
bathroom window would be treated with obscure glass.  On the ground floor, each 
property would have French windows with a canopy above. 
 
The treatment, as amended, on the south-west elevation would be different in that 
there would be a shared access to each dwelling and a kitchen window at ground 
floor serving the kitchen.  A total of seven gable feature windows would be inserted 
into the roof at eaves level, each of them providing light to the main bedroom.  
Windows in the end elevations would be retained. 
 
This design was considered to be acceptable and the application was approved. 
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The amended scheme proposed as part of this new application seeks approval for 
a more traditional approach to the seven dwellings.  The building would be raised 
by a further 700mm above the former eaves level so that a total additional 1.7 
metres would be added to the external walls.  A more simple approach to the two 
main elevations would result in a more attractive and better balanced scheme 
being an improvement on the approved design. 
 
Ground floor windows would all be the same size with first floor bedroom windows 
being smaller so creating an acceptable hierarchy in keeping with traditional 
terraced housing.  At the rear, where the elevation faces the rear of houses on 
Hawksley Avenue, the French windows have been retained similar to the earlier 
approval and a window having opaque glass is placed at first floor which replaces 
the pair of velux windows in the roof of each unit on the previous scheme. 
 
Taken in isolation from all other material considerations, the design and external 
appearance is an improvement on the earlier scheme and is considered to be 
acceptable.   
 
Sustainability and Climate Change 
 
Core Strategy policy CS64 says that all new buildings must be designed to reduce 
greenhouse gas emissions and must function in a changing climate.  New 
development should incorporate energy efficiency, make best use of solar energy, 
minimise the impact on existing renewable energy installations and resources 
should be used sustainably. 
 
Core Strategy policy CS65 deals with renewable energy and carbon reduction and 
all significant developments should provide a minimum of 10% of their predicted 
energy needs from renewable energy. 
 
It is noted that the site involves the reuse of an existing building which reduces the 
scope for the introduction of sustainable construction methods but, nevertheless, 
the applicant submitted a sustainability statement in support of the original 
application. 
 
The site has excellent transport links to the city centre by way of good bus services 
with a stop immediately outside the site and the Supertram runs right past the site.  
The site also lies within Hillsborough shopping centre with the associated facilities 
very close by. 
 
The conversion works to both buildings will include much better insulation and all 
facilities and services will be much more energy efficient than those currently within 
the site.     
 
The works will include individual heating systems rather than the existing central 
boiler system which is inefficient.  This will result in much better energy efficiency 
ratings. 
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Affordable Housing 
 
Core Strategy policy CS40 requires developers in new housing schemes to 
contribute towards the provision of affordable housing where this is practicable and 
financially viable. 
 
The original proposal was for 12 new dwellings which falls below the threshold for 
a contribution so this policy does not apply.  The proposed dwellings are very 
modest and could be classed as falling into the affordable category. 
 
Impact on the Amenities of Existing and Future Residents 
 
UDP policy S10 says that new development should not cause residents to suffer 
from any unacceptable living conditions.   
 
UDP policy H5 says that planning permission will be granted for the creation of 
flats only where living conditions would be satisfactory for future occupants and 
their immediate neighbours.  
 
Core Strategy policy CS74 requires new development to contribute to attractive, 
successful and sustainable neighbourhoods.  
 
Representations have been submitted by people living near to the site expressing 
strong concern that work on the new scheme has continued without planning 
permission and resulted in a scheme which is over dominant, overbearing and 
results in a significant loss of privacy.  This is considered to be the single most 
important issue with this application.   
 
Standards that have been consistently used by this planning authority for many 
years specify that between opposing windows associated with habitable rooms 
there should be at least 21 metres and between habitable room windows and blank 
walls there should be at least 12 metres.  These standards are set out in the 
adopted Supplementary Design Guidance (SPG) on Designing House Extensions.   
 
In terms of distances between facing windows, the original application fell well 
short of the standards set out in the SPG.  There were a number of instances 
which were examined in turn and the new scheme also needs to be set against the 
same policy criteria. 
 
108 Middlewood Road is located next to the application site to the north-west and 
both floors of the facing elevation have windows which look towards the side 
elevations of both buildings.  There is a distance of 12 metres between 108 and the 
end of the lower building on site.  With regard to the lower building, there is a close 
boarded fence along the end of the garden of no. 108 and this would restrict views 
between the two buildings because of level differences.  This arrangement would 
not alter as part of this new application. 
 
To the north-east of the building there is a former warehouse that is between two 
and three storeys which has windows facing the application site.  The elevations 
are between 5 and 6.5 metres apart and the lower two floors are used as a gym 
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during the day time.  In addition to these, the rear of no’s 111 to 117 Hawksley 
Avenue face the application site with between 11 and 15 metres between the 
offshots of existing houses and windows of the application site. 
 
In terms of the approved scheme, the relationship of the proposal with the existing 
gym was considered to be acceptable because at this point the proposed dwellings 
would face a non-residential use.  The balance between the proposal and the rear 
of 111 to 117 Hawksley Avenue which is the critical relationship in the new scheme 
was much more finely balanced with distances of 11 and 15 metres between the 
windows of the proposal and existing offshots.  Potential overlooking was resolved 
by the use of opaque glass at first floor windows and the same treatment is used in 
the new application. 
 
The issue of the potential for the scheme having an overbearing impact on 
neighbouring occupiers was also considered in the assessment for the previous 
application and it was concluded that, on balance, there would not be a significant 
impact even with the increased eaves height of one metre.  The new scheme 
proposes an increase of 700mm above the height of the approved scheme where it 
faces the gym and the houses on Hawksley Avenue.  The relationship with the gym 
would be acceptable because that building extends over three storeys and this 
relationship would be very similar to the approval.  The distances between the two 
buildings range from 4 to 8 metres.   
 
There is a sensitive relationship between the proposal and the rear of 113, 115 and 
117 Hawksley Avenue.   The building has been substantially built here including 
walls and the roof and it is clear that the increase in eaves height over and above 
that approved under the previous scheme has resulted in an overbearing impact on 
the rear of these three houses.  The rear of the houses and gardens face south-
west but the new building has resulted in a significant loss of light and the existing 
houses and gardens being dominated by the proposal to an unacceptable level. 
 
The issue is whether or not the retrospective proposal is overbearing to such a 
degree to be contrary to policies S10 and CS74. 
 
As well as matters of privacy and over-dominance, there is the issue of outlook 
from habitable rooms of the proposal.  In some cases, the outlook is limited to as 
little as two or three metres to a fence or wall but is much better in other cases.  
The outlook was accepted as part of the previous scheme and the location of 
windows with an outlook has hardly altered with this new application so it is 
acceptable.    
 
There is also an issue of perceived overlooking because along the elevation at first 
floor levels facing the rear of Hawksley Avenue are windows with opaque glass 
which give a perception of being overlooked even though this would not actually be 
the case. 
 
To conclude this issue, it is considered that the combination of the increase in 
eaves height by a further 700mm above the approved scheme and the introduction 
of the opaque windows at first floor level does have an unacceptably dominant 
impact on 111 to 117 Hawksley Avenue. 
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In terms of any mitigation, the only possibility would be to strengthen and increase 
the boundary treatment at the end of the existing gardens.  This could mitigate 
against the perceived overlooking but would contribute little to relieving the 
overbearing nature.    
 
It is considered that elsewhere throughout the scheme, the impact of Building 2 as 
amended is acceptable; the detrimental impact relates to the four houses on 
Hawksley Avenue only.   
 
Potential for Noise and Disturbance 
 
UDP policy H14 and Core Strategy policy CS74 are relevant in assessing this 
issue and both say that the amenities' of residents should not be harmed by new 
development. 
 
The dwellings throughout the development would be potentially affected by traffic 
noise, from nearby commercial uses and the gym on Hawksley Avenue.  
Therefore, a suitable scheme of noise mitigation works should be included. 
 
At the rear of 94 Middlewood Road is a fume extraction system associated with the 
restaurant at this address.  The potential for possible disturbance and dis-amenity 
was addressed during the previous application and it was decided that this issue 
should not constrain this housing development because any odour issues from a 
faulty system should be tackled by way of nuisance action. 
 
Highways, Access and Parking 
 
UDP policy S10 says that new development in shopping areas should be well 
served by transport facilities and provide safe access to the highways network and 
appropriate off street parking and not endanger pedestrians. 
 
Core Strategy policies CS51 and CS53 seek to prioritise transport including the 
promotion of alternative means of travel to the car and manage the demand for 
travel, respectively.  
 
It was agreed with the earlier approved planning application that it was appropriate 
for this to be a car free scheme given the sustainable location in Hillsborough 
District Shopping Centre.  It was also considered appropriate that cycle parking 
should be provided. 
 
Open Space 
 
UDP policy H16 says that developers should either ensure that open space 
facilities are provided on site or, alternatively, a commuted sum is paid which would 
contribute to improvements of local open space.  In this instance, a commuted sum 
of £7,838.30 has been paid as part of the previous scheme. 
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Air Quality 
 
Core Strategy policy CS66 seeks to protect air quality in all areas of the city with 
particular focus on air corridors where residents are directly exposed to high levels 
of pollution. This scheme would be car free so there would be no significant 
worsening of air quality close to the site 
 
Flood Risk and Drainage 
 
Core Strategy CS67 deals with flood risk management and seeks to reduce the 
risk of flooding. 
 
The site lies in an area with the least likelihood of flooding according to the 
Environment Agency and housing is acceptable on this site. 
 
Surface water on the site would be absorbed in the garden area which would be 
landscaped. 
 
Disabled Access 
 
UDP policy H15 says that the design of new housing development should ensure 
that there is ease of movement for people with disabilities and this is endorsed by 
Core Strategy policy CS74 
 
In addition, UDP policy H7 says that a proportion of new housing development 
should be capable for use by people with disabilities. 
 
There is an existing ramped access into the site from Middlewood Road and this 
has been retained and improved to allow for access for people with disabilities to 
gain entry into both buildings.   
 
Three units would be allocated for mobility housing purposes which, complies with 
the minimum requirement of 25%. 
 
No car parking is provided as this can be classed as a car free scheme.  Ideally, a 
single disabled space should be provided but given the severe constraints in 
parking on Middlewood Road it is not possible to include this.  
 
Impact on Hillsborough Conservation Area 
 
The site lies very close to the southern end of the Hillsborough Park Conservation 
Area and UDP policy BE16 says that planning permission will only be given for 
proposals which enhance or preserve the character and setting of Conservation 
Areas (CA). 
 
Core Strategy policy CS74 echoes this and says that new development should 
respect the distinctive heritage of the city. 
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The long term use of the site has been secured and this is an improvement on the 
vacant and neglected former buildings on the site and enhances the character and 
setting of the CA. 
 
RESPONSE TO REPRESENTATIONS  
 
The residents who are most concerned about this retrospective application are 
those living at 111 to 117 Hawksley Avenue and their concerns about loss of 
privacy and the overbearing nature have already been considered in detail in this 
report. 
 
There are, however, a number of matters which require a response. 
 
No off street car parking is required but the principle of this was agreed in the 
earlier approval and is considered to be acceptable. 
 
It is acknowledged that the stone wall at the front has been replaced by a brick wall 
of similar proportions.  The appearance of the new wall is acceptable and reflects 
the red brick frequently used in the surrounding area. 
 
Concerns have been expressed about whether or not the foundations are strong 
enough to support the additional structure.  This is an issue which is outside 
planning control, dealt with by Building Regulations.   
 
SUMMARY AND RECOMMENDATION 
 
This application seeks retrospective planning permission for an amended scheme 
for Building 2, Building 1 being unaltered from the previous approval. 
 
The overall design and appearance of Building 2 would be a considerable 
improvement on the earlier approval but the single most important issue relates to 
the increase in eaves height of 700 mm and the windows facing the rear of 111 to 
117 Hawksley Avenue.  The increase in height, although modest in itself, has 
rendered the scheme unacceptably over-dominant contrary to UDP policy S10 and 
Core Strategy policy CS74. 
 
The scheme only has a detrimental impact on 111 to 117 Hawksley Avenue and is 
considered to be acceptable elsewhere throughout the site.  This means that the 
increase in eaves height and new design is acceptable where it faces other 
properties, namely the rear of properties on Middlewood Road and the gum on the 
other side.  
 
Some weight can be attached to the improved design but this is not enough to 
render the scheme acceptable where it faces 111 to 117 Hawksley Avenue so 
there is no other alternative, therefore, but to recommend this application for 
refusal with enforcement action to reduce the eaves level of that part of the 
development facing the rear of these four houses by 700mm which would be the 
height of the earlier approved scheme.  
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Members should be aware that a new planning application will be required 
because the proposal will be different to the earlier approved scheme. 
 
ENFORCEMENT 
 
Members are requested to authorise the Director of Development Services or Head 
of Planning to take any appropriate action including if necessary enforcement 
action and the institution of legal proceedings to secure the reduction of the eaves 
height of Building 2 to the level approved under planning reference 14/02358/FUL. 
 
The Head of Planning is designated to vary the action authorised in order to 
achieve the objectives hereby confirmed, including taking action to resolve any 
associated breaches of planning control. 
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