
SHEFFIELD CITY COUNCIL 

 

Report Of The Head Of Planning 

To the Planning and Highways Committee 

Date Of Meeting: 28/06/2016 

 

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 

 

16/00771/FUL (Formerly PP-04788212) 

 

Application Type Full Planning Application 

 

Proposal Demolition of all above ground buildings and structures, erection 

of a retail (Class A1 - food and non-food) units to include ancillary 

cafe/coffee shop facilities, 3 associated food and beverage units 

(Class A1, A3, A5) and provision of car parking accommodation, 

an ATM, a new signal controlled junction to Bochum Parkway, 

servicing, landscaping, pedestrian access and associated on and 

off-site works 

 

Location Norton Centre 

Sheffield College 

Dyche Lane 

Sheffield 

S8 8BR 

 

Date Received 26/02/2016 

 

Team South 

 

Applicant/Agent Quod 

 

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

approved documents: 
  
 115856-DG-0002 Rev B 
 115856-DG-0002TR1 Rev A 
 115856-DG-0002TR2 Rev A 
 115856-DG-0003 Rev B 
 115856-DG-0003TR1 Rev B 
 115856-DG-0003TR2 Rev B 
 115856-DG-0008 Rev A 
 15-061-PL_01_00_100H - Proposed Building Plan - Block 01 
 15-061-PL_01_00_101E - Proposed Roof Plan - Block 01 
 15-061-PL_01_00_200J - Proposed Elevations - Block 01 
 15-061-PL-00-00-100D - Site Location Plan-A1 
 15-061-PL-00-00-101D - Existing Site Plan-A1-A1 
 15-061-PL-00-00-102E - Demolition Plan-A1 
 15-061-PL-00-00-103AE - Proposed Site Plan-A1 
 15-061-PL-00-00-104N - Proposed Boundary Treatment Plan-A1 
 15-061-PL-00-00-106D - Proposed Boundary Treatment Sections-A3 
 15-061-PL-00-00-107E - Proposed Boundary Treatment Sections Sheet 2-A3 
 15-061-PL-00-00-108D - Proposed Boundary Treatment Sections Sheet 3-A3 
 15-061-PL-00-00-109D - Proposed Totem Signage-A3 
 15-061-PL-00-00-110B - Proposed Boundary Treatment Sections Sheet 4-A3 
 15-061-PL-00-00-111E - Proposed Site Sections-A0 
 15-061-PL-00-00-112B - Proposed Electric Substation - Dyche Lane-A3 
 15-061-PL-00-00-113C - Proposed Boundary Treatment Sections Sheet 5-A3 
 15-061-PL-02-00-100K - Proposed Building Plan Block 02 
 15-061-PL-02-00-101F - Proposed Roof Plan - Block 02 
 15-061-PL-02-00-200M - Proposed Elevations - Block 02 
 15-061-PL-03-00-100H - Proposed Building Plan 
 15-061-PL-03-00-101E - Proposed Roof Plan 
 15-061-PL-03-00-200J - Proposed Elevations 
 15-061-PL-04-00-100K - Proposed Building Plans & Elevations 
 Drawing Schedule v3 
 Let RF MJ 02.06.16 
 RF15-280L01K 
 RF15-280L02F 
 RF15-280L03E 
 RF15-280L04J 
 RF15-280L05C 
 RF15-280L06E 
 RF15-280L07D 
 SCI Combined 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. 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 
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10% of the predicted energy needs of the completed development will be obtained 
from decentralised and renewable or low carbon energy. Unless shown not to be 
feasible and viable, 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-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. 

 
 4. 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). 

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

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

Report shall be the subject of a Remediation Strategy Report which shall have 
been submitted to and approved in writing by the Local Planning Authority prior to 
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. 
 
 6. No development shall commence until the improvements (which expression shall 

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

  
 a) been carried out; or 
 b) details have been submitted to and approved in writing by the Local Planning 

Authority of arrangements which have been entered into which will secure that 
such improvement works will be carried out before the retail units are brought into 
use. 

  
 Highway Improvements:  
  
 Bochum Parkway as shown in principle on dwg 115856-DG-0003 
 Meadowhead Roundabout as shown in principle on dwg115856-DG-0006 
 Dyche Lane/Bochum Parkway as shown in principle on dwg 115856-DG-0002 
  
 Reason: To enable the above-mentioned highways to accommodate the increase 

in traffic, which, in the opinion of the Local Planning Authority, will be generated by 
the development, and in the interests of protecting the free and safe flow of traffic 
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on the public highway it is essential that this condition is complied with before any 
works on site commence. 

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

existing trees, shrubs, hedge/s to be retained, have been submitted to and 
approved in writing by the Local Planning Authority and the approved measures 
have thereafter been implemented.  These measures shall include a construction 
methodology statement and plan showing accurate root protection areas and the 
location and details of protective fencing and signs. Protection of trees shall be in 
accordance with BS 5837, 2012 (or its replacement) and the protected areas shall 
not be disturbed, compacted or used for any type of storage or fire, nor shall the 
retained trees, shrubs or hedge be damaged in any way. The Local Planning 
Authority shall be notified in writing when the protection measures are in place and 
the protection shall not be removed until the completion of the development. 

              
 Reason:  In the interests of protecting the identified trees on site. It is essential that 

this condition is complied with before any other works on site commence given that 
damage to trees is irreversible. 

 
 8. No development shall commence until details of the implementation, adoption, 

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

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

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

  
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 9. 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. 
 
10. Prior to the improvement works indicated in the preceding condition being carried 

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

  
 Reason:  In the interests of highway safety and the amenities of the locality. 
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11. The buildings shall not be used unless the car parking accommodation for 457 cars 
as shown on the approved plans has been provided in accordance with those plans 
and thereafter such car parking accommodation shall be retained for the sole 
purpose intended. 

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

and the amenities of the locality. 
 
12. 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. 
  
 
13. Before any hard surfaced areas are constructed, full details of all those hard 

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

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

the risk of flooding. 
 
14. A comprehensive and detailed hard and soft landscape scheme for the site shall be 

submitted to and approved in writing by the Local Planning Authority before the 
development is commenced, or within an alternative timeframe to be agreed in 
writing by the Local Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
15. The buildings 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. 
 
16. 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. 
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17. No demolition and/or construction works shall be carried out unless equipment is 

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

  
 Reason:  In the interests of the safety of road users. 
 
18. Before the development is commenced, or within an alternative timeframe to be 

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

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

with Unitary Development Plan for Sheffield (and/or Core Strategy) Policies CS55 
 
19. Prior to the occupation of any part of the development, a detailed Travel Plan(s), 

designed to: reduce the need for and impact of motor vehicles, including fleet 
operations; increase site accessibility; and to facilitate and encourage alternative 
travel modes, shall have been submitted to and approved in writing by the Local 
Planning Authority. Detailed Travel Plan(s) shall be developed in accordance with a 
previously approved Framework Travel Plan for the proposed development, where 
that exists.  

 The Travel Plan(s) shall include: 
  
 1. Clear and unambiguous objectives and modal split targets; 
 2. An implementation programme, with arrangements to review and report back on 

progress being achieved to the Local Planning Authority in accordance with the 
'Monitoring Schedule' for written approval of actions consequently proposed,  

 3. Provision for the results and findings of the monitoring to be independently 
verified/validated to the satisfaction of the    Local Planning Authority. 

 4. Provisions that the verified/validated results will be used to further define targets 
and inform actions proposed to achieve the approved objectives and modal split 
targets. 

  
 On occupation, the approved Travel Plan(s) shall thereafter be implemented, 

subject to any variations approved in writing by the Local Planning Authority. 
  
 Reason: In the interests of delivering sustainable forms of transport, in accordance 

with Unitary Development Plan for Sheffield (and/or Core Strategy) Policies  
 
20. Before the development is commenced, or an alternative timeframe to be agreed in 

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

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

Development Plan and to ensure that the quality of the built environment is 
enhanced. 
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21. Before the development is occupied, full details of the proposed acoustic fence, as 
detailed on the site plan RF15-280L01 revision K, shall have been submitted to and 
approved by the Local Planning Authority. Thereafter, the acoustic fence shall be 
retained in accordance with the agreed details. 

  
 Reason: In the interest of the amenities of the wider area. 
 
Other Compliance Conditions 
 
22. 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. 
 
23. 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. 

  
 
24. There shall be no gates or barriers erected at the means of access to the site. 
  
 Reason: To ensure access is available at all times. 
 
25. To ensure that the proposed development does not negatively impact upon existing 

shopping centres, the proposal shall be limited to 13,394 sqm (gross) retail (A1) 
floorspace. 

  
 Reason: In order to ensure that the development does not become a major retail 

development, which is in an out-of-centre location and therefore contrary to 
paragraphs, 24, 26 and 27 of the National Planning Policy Framework. 

     
 
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. 
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Site Location 

 

 
 

© Crown copyright and database rights 2013 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
This application seeks permission to demolish the existing Norton College and all 
the above ground buildings and structures and to erect a retail park comprising 
Class A1 food and non-food units, ancillary cafe/coffee shop facilities, 3 associated 
food and beverage units (Class A1, A3, A5) and provision of car parking 
accommodation, an ATM, a new signal controlled junction to Bochum Parkway, 
servicing, landscaping, pedestrian access and associated on and off-site works. 
The total floor space of the buildings proposed is 13,394 sqm. 
 
The site is located due south of the city centre approximately 9km from the city 
centre. The site is accessed from Dyche Lane and a dual carriage way (Bochum 
Parkway), which is a main arterial road linking the site with the A61 and the 
A57/A630. These road links provide easy access to the M1. 
 
The site lies opposite residential properties, although directly to the west there is a 
large car showroom and to the northeast is Graves Leisure Centre. The leisure 
centre spans around to the rear of the site and directly behind the site there is a 
large area of open space that is currently being developed by the leisure centre 
with FA standard football/multi-use pitches.  
 
The site fronts Bochum Parkway and is separated by a grass verge and wrought 
iron fence. Interspersed along the grass verge are trees of various heights. 
The current access arrangement for vehicles is off Bochum Parkway and this leads 
to car parking in between Norton College and the leisure centre. The access off 
Bochum Parkway is an entrance only and to exit the site the current system leads 
traffic out around the college site and onto Dyche Lane.  
 
PLANNING HISTORY 
 
The only relevant planning history associated with this application is the pre-
application advice that was given in 2015. The pre-application advice outlined the 
policy requirements that would need to be met should an application for a retail 
park be submitted. 
 
REPRESENTATIONS  
 
Before the application was submitted the applicant carried out a consultation 
exercise that had local residents and local Councillors in attendance. This is in line 
with national planning policy, which promotes community involvement throughout 
the planning process.  
 
The application was publicised in accordance with the Local Planning Authority’s 
statement of community involvement. Notices were posted at various stages of the 
process and an advert was put in the local newspaper. The immediate 
neighbouring properties were also notified of the proposal by a letter.  
 

Page 21



 

Representations both supporting and opposing the proposal were received. The 
applicant has also tried to address, where possible, some of the issues raised and 
has continued to try and engage with all relevant stakeholders.  
 
In summary, the 2 representations received supporting the proposal stated: 
 
- It will bring benefits to the surrounding area, bringing in revenue and jobs for local 
people; 
- It would be supported by many local residents who have to travel much further to 
Crystal Peaks and Meadowhall for larger shops; 
- It will be used by people who need other facilities in the area; 
- The proposal addresses existing traffic concerns regarding congestion and 
parking with a large car park and a new junction into the site; 
 
In summary, the 11 representations received objecting to the proposal stated: 
 
- High increase in traffic along Bochum Parkway already creates major problems 
and will only get worse, thus impacting on highway safety; 
- The surrounding roads are used as rat runs in the morning and the new junctions 
will increase this; 
- Parking problems exist on Norton Lane as a result of the traffic on Bochum 
Parkway and servicing of the retail units off Dyche Lane seems chaotic and 
dangerous for school children crossing the roads; 
- The additional traffic will increase noise, light and air pollution: 
- Further landscaping/ acoustic barrier should be provided to help improve living 
conditions; 
- The existing retail uses adversely affect the residential community and this will 
only get worse; 
- There are too few car parking spaces; 
- The proposal would have an effect on the existing local shops and businesses; 
- There is no need for the retail uses in this location and the site should be used for 
housing; 
- The application has not been advertised properly; 
- The parcel lockers and ATM will be vulnerable to crime; 
- The proposal will have an impact upon the value of the local houses.  
- Glare from additional lighting will further affect residents on Norton Lane 
 
Where the above issues are considered pertinent, and relevant, to the full and 
proper assessment of the planning application, they are discussed further below. 
Other issues have been considered, but do not carry weight in the determination of 
planning applications.  
 
A representation from Councillor Steve Ayris has been received and this objects to 
the proposal and can be summarised as: 
 
- Under provision of car parking and potential to overspill onto the neighbouring 
streets and the use of these streets as a rat run; 
- The proposal would have an adverse impact upon Woodseats District Shopping 
Centre. 
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A representation has also been received from Meadowhead School and the 
applicant has been in dialogue with the school regarding existing traffic issues near 
the entrance of the school. The issues are related to current enforcement problems 
and are not considered to be resolvable through this planning application.  
 
PLANNING ASSESSMENT  
 
Policy Issues  
 
The college complex comprises of various buildings set within a hard and soft 
landscaped grounds. The entire site is designated as a Business Institution Leisure 
Area within the Unitary Development Plan. As this policy document is currently 
being superseded by the Sheffield Development Framework, Core Strategy 
policies are also relevant to this planning assessment. 
 
The main local planning policies are shown below and these have been considered 
to be in line with the national policy document, the National Planning Policy 
Framework (NPPF). 
 
The National Planning Policy Framework (NPPF) has been fully adopted. The 
NPPF is a material consideration to be taken into account in determining all 
planning applications. 
 
It is important to acknowledge that the key message that can be taken from the 
NPPF is a 'presumption in favour of sustainable development'. The document 
summarises delivering sustainable development as planning for prosperity 
(economic role), for people (social role), and for places (environmental role). 
UDP Policy (1998) 
 
The site is in a Business Institution Leisure Area where UDP Policy LR3 lists 
shops, other than small shops, as unacceptable. However this prohibition of retail 
development should be read in the context of later policies in the NPPF, which 
adopts a criteria-based approach to out of centre retail development. 
 
Policy S5 on Out of Centre Retail Development sets out criteria for assessing 
impact on investment in centres and on vitality and viability. As these are similar to 
the criteria set out in the NPPF and as the NPPF postdates and supersedes the 
UDP where there is conflict between them, impact issues will be considered below 
under the NPPF heading. 
 
The Core Strategy 
 
Policy CS14, ‘City-wide Distribution of Shopping and Leisure Development’ says 
that ‘major non-food retail development will not occur outside the City Centre's 
Primary Shopping Area and District Centres and their edges’. It defines major 
development as having more than 2,500 sqm of gross floorspace. The Norton 
proposal is out of centre and qualifies as ‘major non-food retail development' as it 
has gross non-food retail floorspace of more than 2,500 sqm. However the 
supporting text to CS14 states that out-of-centre proposals will be considered in 
the light of current national retail policy and the inspector at the Next (Meadowhall) 
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Public Inquiry decided that Policy CS14 should be 'applied in the context of the 
sequential and impact tests contained within the Framework'. This means that the 
proposal should be assessed against the NPPF’s impact and sequential tests. 
 
The NPPF  
 
Paragraph 24 requires out of centre retail development to be subject to the 
sequential test. This means that main town centre uses should be located in town 
centres, then in edge of centre locations and only if suitable sites are not available 
should out of centre sites be considered.  
 
NPPF para 26 requires development with more than 2,500 sqm of floorspace, such 
as this, to satisfy impact tests relating to (a) impact on investment and (b) impact 
on vitality. Paragraph 27 of the NPPF says that where an application fails to satisfy 
the sequential test or is likely to have 'significant adverse impact' on investment or 
vitality and viability, it should be refused.  
 
Sequential Test 
 
Neither the NPPF nor the National Planning Guidance gives advice on the extent 
of the area in which alternative sites should be sought but previous guidance 
(PPS4 Practice Guidance) has advised that the search should be within the 
catchment area likely to be served by the proposal. Officers agreed with the 
applicants that the centres to be considered for the sequential test should be those 
within the 15 minute catchment area from whose residents most of the proposal's 
trade is expected to be drawn. This is an area covering most of South and West 
Sheffield. Therefore sites in the following district centres were examined: Banner 
Cross, Broomhill, Crookes, Ecclesall Road, Heeley, London Road, Manor Top, 
Woodseats and Dronfield. It was agreed that local centres should be excluded from 
the search as retail parks would be inappropriately large for them. 
 
Although the NPPF requires 'flexibility on issues such as format and scale', case 
law and appeal decisions by the Secretary of State have established that 
applicants should not be required to disaggregate their proposals and alternative 
sites must be suitable for the development proposed by the applicant. For example 
in considering a retail park at Rushden Lakes the Secretary of State considered 
that the applicant had demonstrated flexibility on format and scale and that ‘the 
whole scheme could not realistically be moved to another location. He agrees with 
the Inspector that there is no requirement to disaggregate’. So any alternative site 
to Norton should be able to accommodate a retail park. 
Alternative locations 
 
There are two possible alternative more central locations that might accommodate 
the Norton proposal. 
 
Manor Top 
 
Of the sites in or at the edge of district centres, the ‘Boot site’ at Manor Top might 
be considered the most promising. However, its maximum attainable size could be 
only 2.5 ha. The site would therefore be too small to accommodate the retail 
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floorspace proposed on the 4.2 ha Norton site. The degree of ‘flexibility of scale’ 
required from applicants has not been defined by national guidance or case law, 
but is unlikely to allow that an alternative site that is only 60% of the size of a 
proposal site should be considered suitable. 
 
The City Centre 
 
Although the City Centre is outside the 15 minute catchment area that is intended 
to be served by the proposal, for higher value comparison goods the City Centre 
has a wide catchment area that would include the Norton catchment. Given the 
importance attached by PolicyCS14 to strengthening the City Centre through ‘a 
major retail-led, mixed-use regeneration scheme, which will form the New Retail 
Quarter’ the City Centre should also be assessed as an alternative location. The 
current scheme for the Retail Quarter (15/02917/OUT) has 77,359 sqm of 
floorspace, so is big enough to accommodate the amount of floorspace at Norton. 
However the retail park proposed at Norton would be different in format from what 
is planned in the City Centre. There are no other sites available in the City Centre 
that are suitable for a retail park.  
 
The applicants report that the retailers likely to take space at Norton want a 
particular form of retailing for which the Retail Quarter would be unsuitable and 
that, for most of them, plans for development at Norton are additional rather than 
an alternative to any plans they have for development in the City Centre. It would 
not make commercial sense to duplicate their existing City Centre preference. City 
Centre sites would therefore be unsuitable to accommodate these retailers. 
 
It is therefore considered that the applicants have shown that there are no suitable 
alternative sites in or at the edge of the centres for the retail park they are 
proposing and therefore the proposal passes the sequential test. 
 
The NPPF – impact test 
 
Impact on Investment 
 
The only town centre investment proposals are those at (i) Manor Top and (ii) the 
City Centre. Considering these:  
 
Manor Top 
 
The Manor Boot proposal is 4 miles away. The City Council are advertising a 
requirement for commercial development to demonstrate strong links with the 
existing District Centre. It is likely to consist of a smaller scale extension of the 
district centre and the retailers likely to occupy space on it would have a smaller 
and more local catchment. For instance, the development of a discount food 
retailer at Norton would not inhibit a similar discount food retailer at Manor Top 
since they would have different catchments.  
 
The City Centre  
 

Page 25



 

Current City Centre schemes consist of the remaining third stage of The Moor 
development and the Retail Quarter.  
 
As noted above, retailers likely to take space at Norton are seeking a particular 
retail format for which the Retail Quarter would be unsuitable. Retailers' plans for 
development at Norton are additional to what they are planning, or what already 
exists, in the City Centre.  
 
It is considered that this proposal is unlike either of these in nature or form so is 
unlikely to impact on investment in them. 
 
Impact on Vitality 
 
The increase in spending expected in the proposal’s catchment area between now 
and 2021 is likely to be around 3 times its likely turnover of £45m. 
 
Assessments of where the impact will fall are inevitably approximate since they 
depend on a judgement of where the proposal’s likely turnover would otherwise 
have been spent. However it is acknowledged that 'like affects like' and the Retail 
Assessment (RA) assumes, reasonably, that the proposal is most likely to affect 
other medium/large food stores and similar retail warehouses and retail parks. 
Consequently, little of Norton’s £45m trade is expected to be drawn from centres 
that do not have a similar form of store.  
 
The RA estimates that, at the design year of 2018, the centres most likely to be 
affected are Dronfield, with a reduction in trade of 2.5%, largely from Sainsburys, 
and Heeley, with a reduction of 2%. The reduction at Heeley would be at the Retail 
Park and Lidl. The City Centre would lose ½% of its estimated £1,000m trade. The 
calculations appear reasonable. The NPPF advises that RAs should assess impact 
for a period up to five years from the time the application is made but by 2021 
impacts would be further offset by projected population and spending increases. 
(Between 2016 and 2021 spending in the catchment area is expected to grow by 
10% - Experian figures). 
 
The RA assesses the cumulative impact of the proposal along with developments 
and commitments in the last 5 years: Next Home and Garden, Asda Beighton 
Road, Woodside Retail Park, IKEA, Kilner Way, Drakehouse Crescent Retail Park. 
Developments in the City Centre – Phases 1 and 2 of The Moor – will offset any 
cumulative impact on the City Centre.  
 
The applicants have examined the health of centres in the catchment area and the 
City Centre. They show that they are currently vital and viable and that the levels of 
impact from the Norton development are unlikely to be significant. 
 
Although the proposal is contrary to UDP LR3 and not consistent with CS14, it 
must be assessed in terms of the more recent NPPF tests of impact and the 
sequential approach.  
 
The application is considered to be acceptable under the current interpretation of 
the sequential test and there is no evidence that the Norton development would 

Page 26



 

result in 'significant adverse impact' on any centre in terms of investment or vitality 
and viability. It is therefore considered that the principle of the development is 
acceptable in terms of retail policy. 
 
To ensure that impact on existing centres is limited to what has been assessed, 
conditions on the permission should be imposed to limit the retail (A1) floorspace to 
the amount assessed in the RA – 13,394 sqm (gross), should the application be 
granted consent. 
 
Highways Issues 
 
A Transport Assessment has been carried out in order to determine the likely 
impact of the proposal on the adjacent highway network. The proposal includes 
significant alterations to the main access of the site and the provision of 422 
customer parking spaces, 35 staff car parking spaces and 42 cycle parking racks. 
 
The TRICS database has been used to make an estimate of the likely trips 
generated by the proposed development, whilst further studies have been carried 
out to understand the effect of the proposal on the capacity of the highway 
network. It is considered that a proportion of the trips will be pass by or diverted 
trips (ie already on the network). Consequently, this is considered to reduce the 
impact of the proposal on highway safety and makes the use more sustainable, 
given that its traffic generation will be frequenting other facilities in the area. 
 
Capacity assessments have been carried out for the following junctions: 
 
Norton Lane Roundabout 
 
The assessment indicates that there will be some increase in queuing at the 
junction, however the increase in queueing is relatively minor and as such no 
mitigation measures are considered to be required. 
 
A6102 Bochum Parkway/Dyche Lane and Site Access 
 
The junction operates within capacity for both the existing and proposed scenarios. 
In order to ensure that the implementation of the new site access can operate 
acceptably in connection with this junction, modelling has been undertaken with a 
linked signal arrangement. The results indicate that the linked signal arrangement 
will operate within acceptable capacity limits. There will be some queuing on 
Bochum Parkway Westbound, however it is not predicted to impact on the Graves 
Leisure Centre access. 
 
Meadowhead Roundabout 
 
The assessment indicates a considerable increase in queuing at this junction. As 
such mitigation measures are proposed which include the localised widening of the 
Bochum Parkway approach to introduce a fourth lane together with alterations to 
the roundabout circulatory carriageway, existing toucan crossing and alignment of 
Bochum Parkway (Eastbound).  
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Parking Arrangements 
 
The proposed development provides 457 on site parking spaces which is 
considerably below the Council’s maximum parking guidelines. In order to ensure 
that the proposed level of parking does not cause overspill parking on the 
surrounding highway a parking accumulation exercise has been carried out. This 
indicates that on Friday pm peak there will be a maximum occupancy of 54% and 
on a Saturday peak 83%.  
 
Accessibility 
 
The site is set in a very sustainable location with a bus stop close to the junction 
where Bochum Parkway meets Dyche Lane. Other bus stops are located along 
both roads and other bus routes also run along Chesterfield Road to the west of 
the site. Five bus services run along Bochum Parkway and Dyche Lane and a 
further 8 bus services run along Chesterfield Road. The services are frequent 
along Bochum Parkway and Dyche Lane with some services running every 6 
minutes during week days. 
 
Cycle and Pedestrian Links 
 
Policies BE10, CS54 and CS55 seek to incrementally improve pedestrian and 
cycle links, where it is reasonable to do so. The proposal would provide cycle 
parking within the site and the arrangement of the car parking within the site is 
designed so as not to conflict greatly with other modes of transport. A cycle 
network runs along Bochum Parkway and improvements to the cycle networks are 
proposed along Dyche Lane. The proposed changes link the site to the wider 
networks and it is considered that the proposal complies with these policies.  
 
Servicing 
 
The main service access will be from Dyche Lane and in order for larger vehicles 
to acceptably negotiate the Dyche Lane/Bochum Parkway junction, some minor 
alterations will be made. 
 
The information and evidence included in the Transport Assessment is considered 
to demonstrate that the parking arrangements are acceptable for the numbers 
considered to be using the facilities at varying times. It is considered that the 
proposal does promote sustainable modes of travel and would not be severely 
detrimental to the safe flow of vehicular traffic in and around the site. 
Consequently, it is considered that the proposal has demonstrated that it is 
acceptable in terms of policies CS53. 
 
Sustainability Issues 
 
The proposed development of the site is to be assessed against Core Strategy 
policies CS63, CS64, CS65 and CS67. These policies are concerned with the 
sustainability of a proposal and the impact of the proposal on climate change. They 
are in line with the guidance provided in the NPPF. 
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Policy CS64 would require the development to meet BREEAM very good 
standards. The applicant has outlined in the supporting information that this cannot 
be achieved as the proposal would have to understand all the end users 
requirements. The proposal can meet the BREEAM very good certification for the 
building shell only and this is considered to be satisfactory in this instance. The 
proposal would incorporate sustainable measures such as a green wall and solar 
panels; furthermore, the building’s envelope is to have high u-values. The changes 
do go a significant way to achieving the aims of the policy and, on balance, the 
proposal in this respect is considered to be acceptable.  
 
CS65 requires the provision of a minimum of 10% of a development's predicted 
energy needs to be from decentralised and renewable or low carbon energy. The 
proposal includes the provision of solar panels and highly efficient technologies are 
to be used for the fittings. The proposal has identified the need to provide the 
highest quality building envelope and use highly efficient technologies. 
 
Guideline CC1 of the Climate Change Supplementary Planning Document, 
requires developments to incorporate a green roof which covers at least 80% of the 
total roof area, where it is compatible with other design and conservation 
considerations, and where viable. The application has not included a green roof as 
the design has also incorporated solar panels which, due to operating 
requirements, need to be placed on the roof. Moreover, whilst not providing all the 
benefits of a green roof, the provision of the green wall is welcomed and a good 
compromise when taken together with the incorporation of solar panels. The 
design, although not strictly in accordance with guideline CC1, is considered to 
provide a diverse arrangement of sustainable measures and is considered to be 
acceptable in this instance.   
 
Policy CS67 relates to management of flood risk, and for sites of less than 1 
hectare, such as this, requires surface water runoff to be reduced by design 
measures such as attenuation or permeable paving. The scheme incorporates 
various landscaped areas and the plans include sustainable drainage systems; 
such works include permeable paving and areas that could potentially be used for 
the siting of balancing ponds that would limit the flow of surface water run-off to an 
acceptable rate.  
 
The proposal is not considered to have an adverse effect upon the area in terms of 
surface water run-off and the inclusion of sustainable drainage areas within the site 
is considered to help balance out the proposal when it is compared with the 
existing development. Such measures needed to comply with this policy are 
considered to be achievable through the proposed design and the fine details can 
be secured by a suitable planning condition attached to any approval. 
 
Design Considerations 
 
The NPPF seeks to promote sustainable development; however, in breaking the 
definition of sustainability down into three, it also places a significant emphasis on 
good design and protecting and enhancing the natural and built environment within 
which the development is set. It further requires proposals to respond to the 

Page 29



 

surrounding local character and be visually attractive as a result of good 
architecture. 
 
Policy CF8 states that new development should be (a) well designed and in scale 
and character with neighbouring buildings, and (c) not result in the site being over-
developed. This is reinforced by policy BE5 which states that the new buildings 
should complement the scale, form and architectural style of surrounding buildings. 
Policy CS74 also seeks high quality developments  
Amended drawings have been received that have made slight changes to the 
design. The drawings have made changes that relate to comments and requests 
made by officers, local residents and end users. 
 
The application seeks the comprehensive re-development of the site, including 
significant improvements to the Bochum Parkway. The site will have a main access 
from Bochum Parkway with a new multi way traffic signalling junction sited 
approximately halfway across the front of the site. A service access point is taken 
from Dyche Lane.  
 
The site will comprise of 12 units that are arranged into four blocks. The units are 
sited around the car parking area and all the units would have common 
architectural features and styles. The two units that are closest to Bochum 
Parkway have included green walls to soften the appearance of the units and 
improve the relationship between the proposal and the wide public footpath, which 
is characterised by grass verges and various mature trees. 
 
All the units would use a variety of materials including grey composite cladding, 
timber rainscreen panelling and aluminium curtain walls. The designs incorporate 
indicated signage areas and further small green walls. The composition of 
materials, together with built form and scale, are considered to be sympathetic to 
the surrounding sites. The colours and materials proposed link the site with the 
neighbouring car dealership and leisure centre and it is not considered that the 
proposal would appear incongruous within the street.  
 
The site has been laid out in a rational way that is permeable and links well to the 
neighbouring facilities. The car park has been amended and it is considered that 
the layout provides safe routes through to the shops for pedestrians. 
 
The design has proposed further trees to be planted within and around the site and 
the use of soft landscaping and materials such as the timber cladding and green 
walls blend the proposed design with the surrounding area.   
 
The layout, scale, built form, materials and overall design are considered to be 
appropriate for this site. It is considered that the design is sustainable and 
compatible with the overall character and appearance of the wider area. 
Consequently, the design of the proposed scheme is satisfactory with regards to all 
planning policies BE5, BE6, BE7, BE17, CF8, CS74 and the NPPF. 
 
Landscaping and Ecology 
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The proposal involves the removal of various trees and areas of soft landscaping. 
An assessment of the ecology and landscaping within the site has been carried 
out. Furthermore, after feedback from the Local Planning Authority and local 
residents, amended plans have been received proposing more landscaping to be 
planted in and around the site.  
 
The proposal has incorporated various green walls and further planting of trees in 
and around the site. The soft landscaping would further the ability of the site to 
provide areas for biodiversity and overall, the proposal is considered to be 
acceptable in this respect. Moreover, investigations are being made into whether 
the areas identified for balancing ponds can be provided and these would help with 
biodiversity in the site. 
 
The arboricultural impact assessment has identified protection measures for the 
trees to be retained and these measures should be the subject of a condition. The 
retention, replanting and green design of the proposed development ensure that 
the proposal is not considered to severely harm the green character of the wider 
area. The proposal is therefore considered to be acceptable with regards to policy 
CF8 
 
Living Conditions of Neighbouring Residents 
 
Policies CF8 and GE24 seek to protect the living conditions of any neighbouring 
residents. The proposed development is site a significant distance from all 
neighbouring residents and it is set in between large commercial properties on the 
south side of Bochum Parkway.  
 
The proposal is not considered to be of a scale and massing that would be harmful 
to the living conditions of any neighbouring properties in terms of loss of light/ 
outlook overbearing/overshadowing. Furthermore, it is not considered that the 
proposal would give rise to any loss of privacy. 
 
Concerns have been raised by local residents that the proposal would increase 
light pollution and glare from building and car park lighting and from vehicular 
movements around the proposed new junction. The dwellings are set a significant 
distance from the site and the dual carriageway is already well lit. The proposal is 
well designed and has minimised the numbers of lights proposed. Furthermore, as 
a significant amount of traffic to the site will be from vehicles that are already on 
the highway, as discussed previously, it is not considered that the proposal would 
significantly impact upon local living conditions. Consequently, the proposal is of a 
design that is satisfactory in this regard and with respect to paragraph 125 of the 
NPPF.  
 
A noise impact assessment has been carried out and the noise sensitive receptors 
have been identified. The site is on a busy arterial road and the proposed changes 
are not considered to be detrimental to the living conditions of any neighbouring 
resident, subject to mitigation measures being incorporated in the design. Subject 
to conditions securing the mitigation measures, the proposal is considered to be 
acceptable in this respect of UDP policy CF8 and GE24.  
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The living conditions of all neighbouring properties are not considered to be 
compromised as a result of this proposal and, as such, the proposal is considered 
to be satisfactory with regards to UDP policy CF8. 
 
Air Quality 
 
Policy GE23 "air pollution" of the UDP sets out that development will only be 
permitted where sensitive uses would not be affected by air pollution.   
 
Core Strategy Policy CS66 "Air Quality" is also relevant and stipulates that action 
to protect air quality will be taken in all areas of the city, especially where residents 
in road corridors with high levels of traffic are directly exposed to levels of pollution 
above national targets. 
 
The whole of the City's urban area is designated as an Air Quality Management 
Area (AQMA). An air quality assessment has been carried out in support of the 
application in order to assess the impact of the proposed development on the 
AQMA. The report uses a dispersion model to predict pollutant concentrations and 
concludes that there will be a negligible impact on both NO2 and PM10 
concentrations and on the AQMA as a whole.  Furthermore, NO2 and PM10 
concentrations are identified as being below the maximum target Air Quality 
Standard and as such the development would not be harmful to air quality.   
 
The report suggests that mitigation measures are employed during construction in 
order to reduce emissions and these will be secured by condition.   
 
Community Infrastructure Levy (CIL) 
 
The site proposes to demolish existing buildings and replace them with structures 
that have a combined total floorspace of less than the existing college buildings. 
Each unit is less than 3000 square metres in size and, accordingly, the proposal is 
not liable to the Community Infrastructure Levy. 
 
Public Art 
 
UDP Policy BE12 (Public Art) encourages the provision of these works in places 
that can be readily seen by the public and as an integral part of the design of major 
developments.  
 
The proposal has various public footpaths within it and it is considered that there 
are ways that public art could be integrated within the scheme that would have very 
low cost; for instance, signage/artwork promoting health walks that use the 
existing/ improved links around the site.  
 
A condition will be attached to any approval to ensure that an element of public art 
is included in the development.   
 
SUMMARY AND RECOMMENDATION 
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Although the proposal is in the strictest sense contrary to UDP LR3 and, not 
consistent with CS14, it must be assessed in terms of the more recent NPPF tests 
of impact and the sequential approach.  
 
Paragraph 27 of the NPPF says that where an application fails to satisfy the 
sequential test or is likely to have 'significant adverse impact' on investment or 
vitality and viability, it should be refused. The application is considered to be 
acceptable under the current interpretation of the sequential test and there is no 
evidence that the Norton development would result in 'significant adverse impact' 
on any centre in terms of investment or vitality and viability. The principle of the 
proposal is therefore deemed to be acceptable in terms of retail policy. 
 
The design is considered to be of a high quality and reinforces the character of the 
area by linking the site to the immediate neighbouring uses, chiefly the leisure 
centre, car showroom and school. The proposal is not considered to give rise to 
any amenity issues, due to the design and siting and with the inclusion of a green 
wall and further planting and landscaping, the proposal is considered to respect the 
green character of the wider area. 
 
The proposal has evidenced how the new retail units would not severely affect the 
local transport network. The layout of the car park and re-arrangement of the 
junction into the site is considered to be satisfactory and an improvement upon the 
current highway layout. From the evidence provided, it is considered that in 
highway terms, the proposal acceptable in terms of both local and national 
planning policies. 
 
The proposal represents a sustainable re-development of a brownfield site that is 
of a satisfactory design. It is considered that the proposal would be acceptable in 
terms of local and national planning policies and, consequently, the application is 
therefore recommended for approval. 
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Case Number 

 
16/00647/FUL  
 

Application Type Full Planning Application 
 

Proposal Erection of 103 dwellinghouses and laying out of 
associated roads 
 

Location Manor Site 8 
Land At Junction With Fretson Road 
Queen Mary Road 
Sheffield 
S2 1PA 
 

Date Received 17/02/2016 
 

Team City Centre and East 
 

Applicant/Agent Gleeson Developments Ltd - Mr Steve Gamble 
 

Recommendation Grant Conditionally Legal Agreement 
 

 
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:  
  
 Site Location Plan 
 Layout Plan 466/3-F 
 Layout Plan with brick colours 466/3-E  
 Level Change Plan 466/13B 
 Street Elevations 466/4-B 
 Street Elevations 466/5 
 201 Rural Elevations 13/201-Rev E 
 201 plan only 201/1F 
 202 Rural Elevations 13/202-9 Rev E 
 202 plan only 200/1F 
 301 Rural Elevations 13/301-8 Rev D 
 301 plan only 301/1G 
 302 Rural Elevations 13/302-9 RevD 
 302 plan only 302 /1G 
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 304 Rural Elevations 13/304-10 Rev E 
 304 plan only 304/1E 
 307 Rural Elevations 13/307-10 Rev E 
 307 plan only 307/1B 
 309 Rural Elevations 13/309-10 Rev C 
 309 plan only 309/1E 
 311 Rural Elevations 13/311-8 Rev B 
 311 plan only 311/1A 
 401 Rural Elevations 13/401-9 Rev C 
 401 plan only 401 1G 
 403 Rural Elevations 13/403-9 Rev B 
 403 plan only 403 1H 
 404 Rual Elevations 13/404-9 Rev B 
 404 plan only 404/1F 
 Detached Garage SD 701 
 Double Garage SD 702 
 Post and Wire Fence 0282 SD 103 
 Timber fence 0282 SD 100 Rev A 
 Gravel Drive 0282 SD 712 Rev A 
 Mesh Hedge 0282 SD 107 Rev A 
  
 Reason:  In order to define the permission. 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. 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. 
 
 4. Before any development commences the mitigation works to the trees to be 

retained, as listed in paragraphs 4.3 and 4.4 of the Arboricultural Impact 
Assessment, shall be carried out by a qualified arboriculturalist.   

  
 Reason: In order to retain the existing trees in the interests of the visual amenities 

of the locality. 
 
 5. 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. 
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 6. No development shall commence until a tree protection fence designed in 

accordance with BS 5837, 2005 has been erected on the root protection zone as 
identified on the Rosetta drawing 2616/1 of the trees to be retained. The protected 
areas shall not be disturbed, compacted or used for any type of storage or fire, nor 
shall the retained trees, shrubs or hedge be damaged in any way. The Local 
Planning Authority shall be notified in writing when the protection measures are in 
place and the protection shall not be removed until the completion of the 
development. 

  
 Reason: In the interests of protecting the identified trees on site. It is essential that 

this condition is complied with before any other works on site commence given that 
damage to trees is irreversible. 

 
 7. No development shall take place until details of the proposed means of disposal of 

surface water drainage within the site, including details of any balancing works, 
model results and arrangements for surface water infrastructure management for 
the lifetime of the development have been submitted to and approved by the Local 
Planning Authority. There shall be no piped discharge of surface water from the 
development prior to the completion of the approved surface water drainage works 
unless specifically agreed in writing by the Local Planning Authority. 

  
 Reason: To ensure that no surface water discharges take place until proper 

provision has been made for its disposal in the interests of minimising the risk of 
flooding. 

 
 8. Prior to the commencement of development, a detailed Employment and Training 

Strategy, designed to maximise local opportunities for employment from the 
construction (and occupation) of the development shall have been submitted to and 
approved in writing by the Local Planning Authority.  The Strategy shall include a 
detailed implementation plan, with arrangements to review and report back on 
progress achieved to the Local Planning Authority. Thereafter the Strategy shall be 
implemented in accordance with the approved details. 

  
 Reason: In the interests of maximising the economic and social benefits for local 

communities from the proposed development. 
 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
 9. 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. 
 
10. The residential accommodation hereby permitted shall not be occupied unless a 

scheme of sound insulation works has been installed and thereafter retained. Such 
scheme of works shall: 
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 a) Be based on the findings of approved noise survey (ref: MM2219/15413, rev: 2, 
dated: 02/16, prepared by: Spectrum Acoustic Consultants) 

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

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

  
 Before the scheme of sound insulation works is installed full details thereof shall 

first have been submitted to and approved in writing by the Local Planning 
Authority 

  
 Reason: In the interests of the amenities of the future occupiers of the building. 
 
11. No development shall take place until details are submitted for written approval by 

the Local Planning Authority specifying measures to monitor and control the 
emission of dust during demolition and construction works. 

  
 Reason: In the interests of the amenities of adjoining occupiers. 
 
12. A comprehensive and detailed hard and soft landscape scheme for the site shall be 

submitted to and approved in writing by the Local Planning Authority before the 
development is commenced, or within an alternative timeframe to be agreed in 
writing by the Local Planning Authority. 

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

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

  
 Reason: In the interests of the visual amenities of the locality. 
 
14. Prior to construction of the housing details of the external materials and colour 

finishes excluding the facing bricks which are approved as part of this consent shall 
be submitted to and approved by the Local Planning Authority. Thereafter the 
development shall be carried out in accordance with the approved details. 

  
 Reason: In the interests of the visual amenities of the locality 
 
15. 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. 
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16. Prior to the occupation of the houses adjoining the bungalows that are accessed off 

Archdale Close, details of the treatment of the common boundaries with those 
bungalows shall be submitted to and approved in writing by the Local Planning 
Authority. The approved details shall be implemented before the relevant houses 
are occupied. 

  
 Reason: In the interests of protecting the privacy of adjoining residential occupiers. 
 
Other Compliance Conditions 
 
17. The Travel Plan shall be implemented in accordance with the actions and delivery 

targets listed in the plan. 
  
 Reason: In the interests of delivering sustainable forms of transport, in accordance 

with the Unitary Development Plan for Sheffield and Core Strategy Policies. 
 
18. Construction and demolition works that are audible at the site boundary shall only 

take place between 0730 hours and 1800 hours on Monday to Fridays, and 
between 0800 hours and 1300 hours on Saturdays, and not at any time on 
Sundays and Public Holidays. 

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

property. 
 
19. 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. 
 
20. Construction within the root protection zone of the trees to be retained shall be 

carried out in accordance with paragraph 3.4.6 of the Arboricultural Impact 
Assessment and new drives and paths within these areas shall be constructed of 
porous materials. In addition any excavation works within the root protection zone 
of the trees to be retained shall be monitored by a qualified arboriculturalist and any 
roots encountered shall be treated in accordance with paragraph 4.2 of the 
Arboricultral Impact Assessment. 

  
 Reason: In order to retain the existing trees in the interests of the visual amenity of 

the area. 

     
 
Attention is Drawn to the Following Directives: 
 
1. The applicant should install any external lighting to the site to meet the guidance 

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

 
2. As the proposed development will involve the closing/diversion of a highway(s) you 

are advised to contact the Principal Engineer of Highway Information and Orders, 
Development Services, Howden House, 1 Union Street, Sheffield, S1 2SH, as soon 
as possible. 

 
3. 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. 
 
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 
 Town Hall 
 Penistone Street 
 Sheffield  
 S1 2HH 
  
 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. 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. 

 
6. 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. 

 
7. By law, this development requires the allocation of official, registered address(es) 

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

 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application site is approximately 2.8 hectares and was previously developed 
for housing.  It is has been cleared and vacant for at least 10 years. The site 
generally slopes from south-west to the north-east falling by approximately 10m 
from the Queen Mary Road/Fretson Road roundabout to the adjoining bungalows 
on Archdale Close.  The site is dissected by the historic road network and whilst it 
mainly comprises of grassland there are a number of mature trees either side of 
Archdale Close. There is a run-down multi-games area on the southern part of the 
site. The site is surrounded by housing; mainly 2 storey semis but with some 
terraced units and bungalows to the north on Archdale Close. The Fairleigh Social 
Club is situated to the south-west of the site on the opposite side of Fretson Road. 
 
The application is seeking permission to develop 103 houses of which 27 are two 
bedroom units, 65 have three bedrooms and 11 have four bedrooms. 
 
SUMMARY OF REPRESENTATIONS 
 
None received.  
 
The applicant carried out a community consultation event prior to the submission of 
this application, in accordance with the Statement of Community Involvement. 
 
PLANNING ASSESSMENT 
 
Policy 
 
The application is identified as a proposed housing site in the Unitary Development 
Plan (UDP). Under Policy H13 (Housing), open space and small shops, community 
facilities and residential institutions (provided they occupy a small part of the site) 
are the only acceptable uses. 
 
In the Sheffield Development Framework Pre-Submission Proposals Map the site 
lies within a housing area and is identified as an allocated site.  Required uses are 
housing or residential institutions. Policy J1 states that required uses should cover 
at least 80% of the site area. The proposal is consistent with this allocation 
although it has little weight as the Council is working on a new Local Plan. 
 
Core Strategy (CS) Policy CS 23 states that new housing will be concentrated 
where it would support urban regeneration and make efficient use of land and 
infrastructure. This policy clearly supports the proposal. 
 
Policy CS24 seeks to maximise the use of previously developed land for housing.  
Although the application site has been cleared for some time it still retains the 
highway infrastructure from the previous development. It is considered that this 
policy supports the application. 
 
Policy CS 25 identifies priority sites for releasing housing. The priority locations 
include housing renewal areas. The site lies within one of these areas. 
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Policy CS 26 seeks to secure the efficient use of land. This promotes a density of 
30-50 dwellings per hectare in this location. The density of the development 
proposed is approximately 38 dwellings per hectare which is consistent with this 
policy. 
 
An Informal Planning Advice Note has been prepared which provides guidance for 
housing development on the site. 
 
The National Planning Policy Framework (NPPF) promotes sustainable 
development.  Proposals that accord with the development plan should be 
approved without delay. A key objective of the NPPF is to boost significantly the 
supply of housing.   
 
In conclusion the proposed land use is strongly supported by the relevant 
development plan policies. 
 
Sustainability 
 
The scheme will develop a brownfield site within the urban area. The site is 
reasonably served by public transport with bus stops on Queen Mary Road within 
250m of the site, with the highest frequency service being half hourly. There are 
also schools, medical services and shops relatively close to the site. 
 
Core Strategy Policy CS 64 seeks to ensure that new buildings are designed to 
reduce greenhouse gas emissions and function in a changing climate. The 
applicant has explained that they have a fabric first approach to design whereby 
the energy efficiency of the houses is enhanced rather than installing renewable 
energy. They have advised that average fabric efficiency exceeds regulation by 
8.5%.  The applicant has explained how they have designed the dwellings to 
maximise natural light and natural ventilation. They will install water efficient 
sanitaryware and materials will be sustainably sourced. Recycling of materials 
during construction across their sites in the north of England achieves an average 
of 90%. Given the above it is concluded that the scheme meets the terms of policy 
CS 64. 
 
Core Strategy Policy CS 65 says that significant developments will be required, 
unless this can be shown not to be feasible and viable, to provide a minimum of 
10% of their predicted energy needs from decentralised and renewable or low 
carbon energy. The applicant has argued that in this case the cost of providing 
10% renewable energy would be in the order of £3,800 per dwelling and in this low 
value area this could not be met without rendering the scheme unviable. It is 
known that his is a marginal site and a previous scheme was withdrawn on viability 
grounds in 2008. Given the case put forward it is accepted that it is not viable to 
provide 10% renewable energy on the site. 
 
Affordable Housing  
 
The application site is within the Manor/Abourthorne/Gleadless affordable housing 
market area where there is no requirement for an affordable housing contribution. 

Page 42



 

 
Whilst there is no requirement for affordable housing the applicant has advised that 
they focus on the construction of low cost homes for people on low incomes in 
areas of industrial decline, economic and social deprivation. They advise that 
during 2014 the profile of purchasers on comparable sites is that approx. 80% are 
first time buyers, approx. 80% move from Council/housing association and private 
rented properties and approx. 70% already live within 3 miles of the development. 
They have indicated that their proposed net selling price will start from £95,000. 
 
Community Infrastructure Levy (CIL) 
 
The site is covered by a £30 per square metre CIL charge.    
 
Recreation Mitigation 
 
Pooled contributions for open space have been replaced by the Community 
Infrastructure Levy. However this does not prevent contributions being sought to 
for site specific mitigation. 
 
Core Strategy Policy CS 47 says that development that would result in the loss of 
open space will only be permitted where replacement open space would be 
provided in the local area. The development will result in the loss of a run-down 
multi-games area.  The informal planning advice note prepared for this site 
supports the provision of an off- site contribution to improve open space in the 
locality. The applicant has agreed to a contribution of £50,000 which will be 
secured by a S106 to improve open space off-site within the locality of the 
development. This will be used in accordance with priorities set at the local 
community level.  
 
Economic Impact 
 
The applicant has estimated that development will help to sustain or create 154 
Full Time Equivalent Direct Job Years (approx. 38 FTE jobs per year) over the 
course of the 4 year construction phase. They also estimate that the development 
will help to sustain indirect jobs in the wider community/supply chain. The applicant 
has estimated that the development will generate £9m of direct spend from building 
activity.   
 
The applicant has drawn attention to the additional spending in the local area due 
to the spending power of the new residents. 
 
They have also pointed out that the Council will benefit from a land receipt from the 
development and additional Council tax. They also refer to the substantial New 
Homes Bonus Payment which will arise from the development. Whilst these later 
points and the CIL payment can be noted it is considered that they are not relevant 
to the planning decision as they do not help to make the development acceptable 
in this case. 
 
Local Employment 
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The applicant states that they are committed to providing local jobs for local people 
and will offer priority employment to those living within 2 miles of the site.   
 
The applicant has confirmed that they are happy to submit a local employment 
strategy in order to maximise the benefit to the local community from construction. 
This is to be secured by a condition.  
 
Access 
 
The proposed highway network largely follows the existing road layout. The 
junction of Archdale Road with both Fretson Road and Queen Mary Road is to be 
realigned slightly. Archdale Road will be widened to provide a 5.5m wide 
carriageway and two 2m footpaths. The roundabout at the junction of Hastilar Road 
Archdale Road will be replaced with a priority junction and Archdale Road and 
Archdale Close will be a priority junction with raised tables at both locations to calm 
traffic. Hastilar Road stops short of the Queen Mary Road/Fretson Road 
roundabout and a link to the junction is provided for pedestrians only. The western 
part of the Hastilar Road and a new section of highway linking Hastilar Road to 
Archdale Road will be shared surface along with two small culs de sac. 
 
The highway officer is satisfied with the amended road and footpath layout and 
considers that it will operate safely and can adequately accommodate the traffic 
generated by the development. The road alignment and the raised tables should 
help to ensure traffic speeds are maintained at acceptable levels for a residential 
area. 
 
Parking throughout the scheme is provided within individual house plots. Each 
house has a minimum of 2 off-street spaces generally with one space in a garage 
and one space in front of the garage. Initially all the drives were to be finished in 
gravel although the first 1.5m is hard surfaced to reduce gravel spreading on to the 
highway.  Following discussions, the applicant has agreed to hard surface the 
steeper drives and shared surfaces. The parking provision is in line with the 
Council’s guidelines and considered to be adequate to the serve the development.   
 
Footpaths are provided on the Fretson Road and Queen Mary Road frontages and 
on both sides of Archdale Road. Archdale Close and the southern section of 
Hastilar Road will have footpaths on one side and there are 4 shared surface 
housing courtyards. The existing footpath to Archdale Close on the eastern edge of 
the site is retained.  
 
The proposed footpath network will ensure the development is well connected to 
surrounding housing and residents will have the opportunity to walk to local 
services and public transport. The surrounding residential road network provides 
the opportunity to make journeys by bicycle. As stated above, the site is 
reasonably well served by public transport.  It can therefore be concluded that the 
site is accessible by a range of transport options. 
 
A travel plan has been submitted in support of the application the main objective of 
which is to encourage sustainable travel to the site. There is a commitment in the 
travel plan to appoint a travel plan co-ordinator. Travel options will be promoted at 
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the sales stage and information provided to all new residents on occupation. This 
will include promoting walking, cycling and public transport and car sharing options. 
The plan incorporates a target to secure a 10% reduction in the proportion of 
residents driving a car or van over a five year period. Annual travel surveys will be 
undertaken 12 months after the baseline survey until full occupation of the scheme. 
The travel plan states that dedicated cycle storage will be provided at every 
dwelling which in this case will be within the garage. 
 
Design 
 
The surrounding area is characterised by two storey houses faced in brick with 
pitched roofs. Houses generally address the street and front gardens are secured 
by metal railings, hedges and brick walls with railings. Car parking is generally 
provided in curtilage although there is also on-street parking and parking provided 
in secure courtyards. 
 
The proposed housing layout responds to and reinforces the existing street 
network.  Housing is laid out in perimeter blocks that address the street. Houses 
have been provided with in-curtilage parking and garages which produce a 
connected built form and stronger enclosure to the street. Some of the buildings 
are positioned relatively close to the back edge of footpath whist others are set 
back further from the frontage.  The majority of the existing trees on the Archdale 
Road frontage are to the retained.  The housing generally steps up or down with 
the contours. The scale and siting of housing responds to the existing character 
and is considered to be satisfactory. The retention of the mature trees is to be 
welcomed as they are attractive features and will help to integrate the development 
with its surroundings. 
 
The applicant is proposing hedge planting supported on plastic mesh fencing with 
timber posts for the Queen Mary and Fretson Road frontages. The Archdale Road 
frontage to the properties is to be defined with low shrub planting whilst elsewhere 
the site the frontages to the houses will be entirely open.  
 
The quality and form of the boundary treatment has been an area of contention 
between officers and the applicant. Your officers have sought to negotiate more 
robust brick walls with railings to the main road frontages and key focal points with 
hedges and metal railings to the secondary frontages. The objective has been to lift 
the quality of the development and provide a more robust definition between public 
and private areas.    
 
The applicant considers their more open boundary treatment proposals will 
encourage ownership of the street and thereby reduce crime. However your 
officers are not convinced and consider this is outweighed by the negative impacts 
of reduced enclosure to the street, increased prominence of parking and bin 
storage in the street and the lower visual quality of the boundary treatment 
proposed. 
 
The final boundary treatment proposals are a compromise which will provide some 
limited enclosure and are considered to be fairly low quality by your officers. 
However the visual harm will not be so great that it justifies resisting the application 
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and, in any case, is outweighed by the visual benefits of developing this unused 
site for housing. 
 
The proposed houses are two storeys high and of a simple traditional design with 
brick faced elevations and pitched tiled roofs. There is a mixture of single and two 
storey houses around the site, many of which have been built in the last 20/30 
years. Most of the existing houses are typical suburban houses that could be 
located anywhere.  Whilst officers have encouraged a more distinctive 
contemporary design with larger scale units positioned around the key focal points 
the applicant has a limited number of house types and is unwilling to depart from 
their tried and tested designs.   
 
Whilst the proposed housing designs are not particularly high quality or distinctive 
they will be in keeping with the surrounding character and there is no strong case 
for resisting the proposal on design grounds. 
 
Landscaping 
 
The applicant has submitted a tree survey. There are a number of mature trees 
which have a significant visual impact that are located either side of Archdale 
Road. These are mainly London Plane trees between 12 and 17m high. The trees 
are mainly categorised ‘B ‘which means they are of moderate quality and have an 
estimated life expectancy of at least 20 years. The majority of the rest of the trees 
within the site are category ‘C’ trees which means that they will not usually be 
retained where they may adversely affect the layout.  
 
The layout proposes the retention of most of the ‘B’ category trees except 3 along 
Archdale Road which are affected by road improvements and house plots. An 
assessment has been submitted to consider the impact of the proposed 
development on the trees to be retained. This recommends areas of no dig 
construction beneath the canopy of the retained trees, new drives to be 
constructed of permeable paving to allow water penetration to roots, lifting the 
crowns of trees overhanging highways and drives and reducing the canopy to 
minimise interference with dwellings. Excavation works to trees should be 
monitored by a qualified arboriculturalist. Conditions are proposed to secure these 
mitigation works. 
 
A detailed landscape plan has not been submitted with the application. However 
the layout plan shows new hedge and shrub planting to the front gardens of the 
properties adjoining Queen Mary Road and Fretson Road and Archdale Road. 
New tree planting is proposed on the road frontages with most front gardens being 
turfed. 
 
The retention of most of the existing higher value trees is to be welcomed and the 
new landscaping will help to soften the appearance of the development and 
enhance the street scene. 
 
Drainage/Flood Risk 
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The application site is located in flood zone 1 (low risk) and there is no requirement 
for the development to undertake sequential or exception tests. The flood risk 
assessment concludes that the site is a low risk of flooding from other sources. The 
development will however increase the impermeable area from an estimated 37% 
to 50% which will increase run-off volumes. 
 
The flood risk assessment confirms that the sub-soil conditions do not support the 
use of soakaways.   
 
The surface water run-off from the site will be directed to the public sewer with no 
run-off restriction. The public sewer will drain to an attenuation pond in the 
Pipworth Recreation Ground which the council is procuring. This will attenuate the 
run-off before it enters the Carbrook thereby preventing flooding downstream. The 
Sustainable Drainage scheme being developed in the Pipworth Recreation Ground 
will attenuate the run-off from a number of housing sites within the Manor area. A 
S106 agreement will secure a contribution from this development towards the 
construction cost of the scheme which is proportionate to the scale of 
development. 
 
The developer has agreed to enter into a S106 agreement to cover their 
contribution to the scheme.   
 
Land Contamination 
 
Some elevated levels of contaminants where found in the topsoil/made ground. 
The topsoil is not considered to be suitable for re-use. Where this is to remain a 
clean permeable 600mm capping layer will be required in garden and landscaped 
areas.  The Environmental Health Officer is satisfied that the site can be safely 
developed and conditions are proposed to ensure the appropriate remediation is 
undertaken. 
 
Noise 
 
A noise assessment has been carried out. This concludes that the primary source 
of noise is road traffic. It concludes that suitable indoor ambient noise can be 
provided across the majority of the site with standard double glazing and trickle 
ventilators. In the most exposed locations such as the properties close to Prince of 
Wales Road it would be necessary to install acoustic trickle ventilators. Across 
most of the site noise levels in garden areas fall within guidelines but in some 
areas it slightly exceeds the guidelines. However levels are expected to fall below 
guidelines following the development as the new housing will provide additional 
screening. Conditions are proposed to ensure that appropriate internal noise levels 
are achieved.  
 
SUMMARY AND RECOMMENDATION 
 
The proposal is supported by development plan policy and will secure the 
regeneration of a long vacant site with relatively low cost, much needed housing. 
This weighs heavily in favour of the scheme. The application site is sustainably 
located being reasonably well served by public transport with shops and services 
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located nearby.  The access and parking arrangements for the development are 
considered to be satisfactory and the scheme will have good pedestrian 
connectivity with its surroundings. The scale and positioning of the housing 
responds to the local character, reinforces the historic street pattern and will 
provide natural surveillance of the streets. Whilst the design of the housing is not 
ground breaking it is in keeping with the local character. The boundary treatment is 
considered to be fairly low quality which is a negative aspect of the scheme. 
However this is not so significant as to justify resisting the proposal. Therefore it is 
recommended that planning permission be granted conditionally subject to the 
applicant entering into a S106 agreement to secure the following heads of terms. 
 
Heads of Terms 
 
A contribution towards the provision and future maintenance of the Manor 
Sustainable Drainage Scheme that is proportionate to the number of houses that 
will be served. 
 
A contribution of £50,000 towards the provision or improvement of off-site public 
open space within the vicinity of the site 
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Case Number 

 
16/00325/FUL  
 

Application Type Full Planning Application 
 

Proposal Alterations to building for use as 2 HMO's (Houses in 
multiple occupation) (20 bedspaces) and provison of 
basement parking area. 
 

Location The Wharncliffe Hotel 
127 Bevercotes Road 
Sheffield 
S5 6HB 
 

Date Received 19/02/2016 
 

Team City Centre and East 
 

Applicant/Agent Simon Eccles 
 

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: 
  
 J25-21-012 Rev F 
 J25-21-014 Rev F 
 J25-21-020 Rev F 
 J25-21-021 Rev F 
 J25-21-022 Rev F 
 J25-21-023 Rev F 
 J25-21-025 Rev F 
  
 Reason:  In order to define the permission 
 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
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Other Pre-Commencement, Pre-Occupancy and other Stage of Development 
Condition(s) 
 
 
Other Compliance Conditions 
 
 3. The building shall not be used unless the car parking accommodation for 5 cars as 

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

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

and the amenities of the locality. 
 
 4. The proposed facing materials to the front boundary wall shall match the facing 

materials to the existing building. 
  
 Reason:  In the interests of the visual amenities of the locality 
 
 5. Before the first occupation of the building hereby permitted the lower casement of 

the ground floor windows on the rear elevation of the building serving bedrooms 
and ensuite bathrooms G5 and G6 as shown on approved plan shall be fitted with 
obscure glazing to a minimum privacy standard of Level 4 Obscurity and any part 
of the window(s) that is less than 1.7 metres above the floor of the room in which it 
is installed shall be non-opening. The windows shall be permanently retained in 
that condition thereafter. 

  
 Reason:  In the interests of the amenities of occupiers of adjoining property. 
 
 6. The building shall not be used unless the cycle parking accommodation as shown 

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

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

with Unitary Development Plan for Sheffield. 

     
 
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. The applicant is advised that Sheffield City Council, as Highway Authority, require 

that drives/vehicular access points be designed to prevent loose gravel or 
chippings from being carried onto the footway or carriageway, and that they drain 
away from the footway or carriageway, to prevent damage or injury. 

 
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 
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snn@sheffield.gov.uk. Please be aware that failure to apply for addresses at the 
commencement of the works will result in the refusal of statutory undertakers to 
lay/connect services, delays in finding the premises in the event of an emergency 
and legal difficulties when selling or letting the properties. 
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Site Location 
 

 
 
© Crown copyright and database rights 2013 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The application site relates to the former Wharncliffe Hotel public house, a large 
detached brick built property sited to the southern side of Bevercotes Road. The 
building which has been substantially extended to the rear incorporates a large 
basement with direct access to a private drive leading onto Firth Park Crescent. 
The basement was formerly in use as a private gym. 
 
The building is located within the Firth Park District Shopping Centre. Land to the 
east is occupied by a vacant two storey building formerly in use as private garaging 
with vehicular access from both Bevercotes Road to the north and Firth Park 
Crescent to the south.  Both of these highways are essentially residential in 
character with a mix of semi-detached and terraced properties. 
 
Planning permission is sought to use the former public house as two houses in 
multiple occupation (HMO) with 20 bed spaces in total (Sui Generis). (1x 9 
bedrooms on the ground floor & 1 x 11 bedrooms over the first and second floors). 
The basement level will be used for off road parking and ancillary storage. This is a 
reduced scheme from that first submitted to the council which proposed 30 bed 
spaces in three HMOs with no off road parking. 
 
RELEVANT PLANNING HISTORY  
 
The Planning Committee previously approved an application to use the adjacent 
two storey building as a community centre earlier this year. This permission has 
not been implemented. 
 
SUMMARY OF REPRESENTATIONS 
 
32 letters of objection were received in respect of the original application for 3 
HMOS with 30 bedrooms and no off road parking. The letters raise concern that: 
 

- Firth Park is facing numerous challenges including a high crime rate and 
needs a strong stable community. The accommodation would most likely 
attract homeless, unemployed, transient and temporary residents and not 
nurses as indicated by the applicant;  

 
- There are existing parking problems in the Firth Park area and adding an 

additional 30 bed spaces will increase the problem. It is unreasonable to 
presume that residents and their visitors will not have cars. (If nurses are to 
occupy the building then a car is a necessity due to shift work); 

 
- There has been little notification to local residents; 

 
- Building works have already commenced on site, suggesting that the 

proposal is a foregone conclusion; 
 

- The proposal results in the loss of a popular public house. Although closed 
the building was capable of reuse as a pub with little work;  
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- The plans in reality indicate one large HMO with 30 bed spaces with 

insufficient cooking and communal facilities. The basement accommodation 
raises concerns in the event of fire; 

 
- A 2m fence will make the building look like a prison rather than a residential 

building and will be an eyesore for the neighbours; 
 

- There is no internal lift and no bin storage shown on the plans; 
 

- There is no outside space for residents to use;  
 

- Proposal will impact on house prices in the area; 
 

- There are potential safeguarding concerns with approved community centre. 
 
Following receipt of amended plans an additional 4 letters have been received 
which reiterate the previous comments and raise additional concerns in respect of 
the safety of the basement parking area. In addition comment is made that the 
security fencing to the rear of the property will block access to the parking area of 
the previously approved community centre on the adjoining land. 
 
PLANNING ASSESSMENT 
 
Land Use Issues 
 
The site lies within a designated District Shopping Centre. Policy S7 of the UDP 
states that Sui Generis uses should be assessed on their own merits subject to the 
provisions of Policy S10. 
 
Policy S10 states that such a use will be permitted provided that it does not lead to 
a concentration of uses which would prejudice the dominance of the preferred retail 
use. There is no retail dominance issue in this case as the proposal will not result 
in the loss of an A1 (retail) unit, which is the ‘preferred’ use for the Local Shopping 
Centre. It is noted that within the Firth Park District Centre there is a mix of retail 
units and the use of this building to a non-A1 use will not impact on the retail 
character of the immediate area. The residential nature of the proposal is in 
keeping with the established residential character of both Bevercotes Road and 
Firth Park Crescent. The principle of the development is therefore considered 
acceptable, subject to the consideration of other UDP policies.  
 
Policy CS41 ‘Creating Mixed Communities’ seeks to ensure that mixed 
communities are promoted by limiting conversions to HMO’s where the community 
is already imbalanced by a concentration of uses or where the development would 
create an imbalance. The objectives of the policy will be met by limiting the amount 
of HMO’s where 20% of residences within 200 metres of the application site are 
shared housing. An assessment of shared housing concentration within 200 
metres of the application site has shown that only 4% are in shared occupation and 
as such the change of use to shared housing is considered acceptable. 
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Amenity Issues 
 
Policy S10 seeks to ensure that development would not cause occupiers of nearby 
residential property to suffer unacceptable living conditions. 
 
Policy H5 ‘Flats, bed sitters and shared housing’ seeks to ensure that living 
conditions would be satisfactory for occupants of the accommodation and their 
immediate neighbours. 
 
Due to the slope of the site the ground floor level of the accommodation is elevated 
in relation to residential property on Firth Park Crescent giving the potential for 
unacceptable overlooking of neighbouring property. This concern is increased by 
the proximity of the ground floor accommodation to the rear boundary with these 
neighbouring dwellings and limited separation distances from original window 
openings on the rear elevation of the building. 
 
In view of the concern the internal layout of the ground floor accommodation has 
been amended to ensure that the main outlook from the ground floor bedrooms is 
towards the side of the building with the lower part of the existing ground floor rear 
facing windows being obscurely glazed to prevent overlooking.  
 
There are no overlooking concerns of residential property from the remainder of 
the windows in the building. 
 
The access to the ground floor HMO will be taken from the existing main entrance 
on the front of the building. Access to the first /second floor HMO will be from the 
door on the side of the building accessed via an existing elevated walkway from 
the front of the building. The use of this existing walkway raises no amenity issues 
in respect of neighbouring property.  
 
The proposed layout has been checked by Private Housing Standards who have 
confirmed that the proposed bedrooms meet current space standards. The 
bedrooms all have acceptable outlook and provide a suitable living space for future 
residents.  
 
It is noted that the nature of the site prohibits the provision of external amenity 
space for future residents. In determining the application the council needs to 
balance the need of future residents against the desire to bring this vacant building 
back into a viable use to the benefit of the wider area.  In this respect whilst the 
lack of external amenity space is not ideal there is public open space close to Firth 
Park Centre which future residents can use if desired. 
 
Design and security Issues 
 
Policy S10 requires new development to be well designed and to be of a scale and 
nature appropriate to the site 
 
The existing windows in the building have already been replaced with UPVC 
replacements. Proposed alterations to the fabric of the building include a single 
new side facing ground floor window, a new door to the cycle store, the removal of 
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a fire escape and single storey extension on the rear elevation of the building and 
creation of a vehicular access opening into the basement area. None of the 
proposed external alterations impact on the character and appearance of the 
original building. 
 
The existing building and land to the rear are subject to ongoing anti-social 
behaviour. The rear of the site is hidden from public view and easily accessible 
from both Bevercotes Road and Firth Park Crescent. As part of the proposal the 
applicant intends to secure the site by the erection of 2m high wall/railings along 
both the Bevercotes Road frontage of the site and across the rear access drive to 
the benefit of both local residents and future occupiers of the building.   
 
The new boundary treatment to the Bevercotes Road frontage will be a brick wall 
with black steel railing to match the general appearance of other front boundaries 
in the locality. This will not detract from the visual amenities of the locality.  
 
Bin storage will be provided on the Bevercotes Road frontage and screened from 
the highway by the proposed boundary treatment. 
 
Highways Issues  
 
Policy S10 seeks to ensure that development provides safe access to the highway 
network, appropriate off street parking and does not endanger pedestrian safety.  
 
Policy H5 aims to ensure that there would be appropriate off road parking for the 
needs of people living there. 
 
The proposal includes off road parking provision for 5 cars within the basement 
level of the building which complies with current highway parking standards for 
shared housing. The parking area will be accessed via the existing private access 
drive onto Firth Park Crescent and located behind security fencing to the benefit of 
future residents. The building is also conveniently located with regard to public 
transport access, with bus routes along Bellhouse Road and secure cycle parking 
will be provided within the building. 
 
In light of the above the proposed development is not considered to give rise to any 
highways issues, particularly bearing in mind the authorised use of the premises as 
a public house, which would be expected to give rise to much higher traffic 
generation than the proposed use. 
 
Other issues 
 
Much comment has been made by local residents about who will occupy the 
building. The applicant has indicated that the accommodation will be let to nurses 
from the Northern General Hospital. The planning system cannot stipulate who 
tenants of a building should be and it would be unreasonable of the council to 
resist the application for this reason. 
 
The council is aware that the applicant has commenced work on the building. 
Works include the replacement of windows and the erection of internal partitions 
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within the building. The applicant has been advised that all works in the absence of 
planning approval are entirely at his own risk.  
 
In line with the Council’s Statement of Community Involvement all local residents 
who abut the site have been notified of the proposal and a site notice has been 
displayed on the site. All local residents who made a representation on the original 
scheme have been advised of the amended scheme. 
 
No lift is proposed but level access is available to all of the proposed ground floor 
HMO area.  
 
The impact on the proposed community centre within the neighbouring former 
garage building is a matter for the management of the community centre. This is 
not a material consideration in the determination of this application.  
 
The remaining issues raised in the representations have been considered but are 
not material to the determination of this application. 
 
SUMMARY AND RECOMMENDATION 
 
The proposed use of the building as two HMOs (Sui Generis) is considered 
acceptable within this accessible area on the edge of the Firth Park shopping area. 
It is considered that the proposed shared housing will not generate amenity issues 
or parking levels which would be detrimental to the existing residential character of 
the area, particularly bearing in mind the existing authorised use of the building as 
a public house.  
 
The proposed upgrade of the building with associated security measures will 
benefit the local area helping to reduce levels of anti-social behaviour to the benefit 
of local residents. 
 
The proposal is considered satisfactory with regards to relevant policies and is 
recommended for approval subject to the listed conditions. 
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