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1:0  INTRODUCTION  

1.1 We have been instructed by Wickersley Homes Ltd to prepare and submit a revised 

planning application for the erection of a detached bungalow on the subject site. The 

preparation and submission of the application follows a previous refusal of permission by 

Sheffield City Council for a bungalow on the site earlier this year (Council Reference 

20/04177/FUL - 29 April 2021). This planning re-submission has been prepared to fully 

address the 3 No. reasons for refusal. 

1.2 Section 2 of this Statement provides a description of the site and surrounding area, and 

the relevant planning history. Section 3 provides a description of the proposed scheme 

whilst Sections 4 considers the relevant national and local planning policy. Section 5 

provides an overall planning and design assessment, and Section 6 provides the conclusions.  

1.3 This Statement, and in particular the design assessment section, should be read in 

conjunction with the submitted full application form, proposed floor plan, elevational 

drawing, site layout drawing and the additional Coal Mining documentation. 

 

2.0 SITE DESCRIPTION AND RELEVANT SITE HISTORY 

2.1 The site is located within the defined development limits of Ecclesfield and falls within 

Flood Zone 1. The site does not have any landscape, townscape or ecological designations 

within it. There are no public footpaths crossing the site or other protection areas that 

preclude development of any part of the site. The site has a very gradual slope from west to 

east, the rear garden areas of note. There are some peripheral hedges/bushes to the north 

site boundary, but otherwise the subject site does not contain any features of note. Primary 

access to the site is gained via the footpath adjacent the site.  

2.2 Relevant Planning History: 

Planning Application summary:  



 

 

1.17/01049/FUL - Demolition of existing buildings and erection of 5 dwellinghouses with 

associated car parking accommodation and amenity space at 209 High Street Ecclesfield 

Sheffield S35 9XB (Granted Conditionally).  

2. 20/04177/FUL – Erection of dwellinghouse at 209 High Street Ecclesfield Sheffield S35 

9XB (Refused). The reasons were as follows: 

• 1.The Local Planning Authority consider that the proposed development would 

constitute an overdevelopment of a site of restricted dimensions which would 

result in unacceptable amenity for future occupiers. This would be contrary to 

Policy H14 of the Unitary Development Plan and Paragraph 127 of the National 

Planning Policy Framework.  

 

• 2. The Local Planning Authority consider that the proposed dwelling would be 

overbearing in relation to adjoining residential property and would therefore result 

in an unacceptable effect on the living conditions of occupiers of adjoining 

property. As such the development would be contrary to Policy H14 of the Unitary 

Development Plan and Paragraph 127 of the National Planning Policy Framework.  

 

 

• 3. Further information regarding the scope of the Coal Mining Risk Assessment 

requested in writing on the 12.01.21 has not been supplied. In the absence of such 

information the Local Planning Authority must assume that the proposed 

development could have a detrimental impact on the safety of future occupants. As 

such the development is deemed contrary to Policy MW9 of the Unitary 

Development Plan. 

 

3. 21/01337/FUL - Erection of five dwellinghouses with attached garages (resubmission of 

planning approval No. 17/01049/FUL): Granted conditionally 08 October 2021. 

3.0 PROPOSED DEVEOPMENT 



 

 

3.1 Proposed erection of a detached 1 bedroomed studio/bungalow. The studio bungalow 

building will measure 9m x 5.6m, with the external materials specification as follows:  

Walls - Darlowe Stone 

Roof - Marley Modern tiles  

Doors and windows – White Upvc Rainwater goods/guttering : PVC (Black - TBC). 

 

3.2 The proposal includes the following key changes from the refused scheme: 

• On site refuse/recycling bins and cycling storage/stands with surfaced access from 

front door.  

• Enhanced area of private amenity space, this now approximately 84 sqm. 

• Repositioning of bungalow forward on the plot, giving improved interspacing 

standards. 

• Repositioning of the patio windows from rear to side elevation. 

 

Above: Proposed site plan 



 

 

 

Above: Plot 6 layout 

 

4.0 NATIONAL PLANNING POLICY FRAMEWORK 2019 AND LOCAL PLANNING POLICY 

 (I) NATIONAL PLANNING POLICY FRAMEWORK  

4.1 Key planning considerations at a national level are set by the Government in the revised 

National Planning Policy Framework (NPPF), which was adopted on 19 February 2019, also 

revised in July 2021. As a single integrated document, the NPPF represents the 

Government’s streamlined planning policy direction for England. The Framework make it 

clear that this national guidance constitutes a material consideration in determining 

applications. In addition to local planning policies, it is therefore necessary to consider The 

National Planning Policy Framework.  

4.2 General Presumption in Favour of Sustainable Development At the heart of the NPPF is 

the general presumption in favour of sustainable development when the social, economic 

and environmental objectives are clearly defined underpinning policy development and the 

decision-making process. The objectives are summarised in Paragraph 8 as the following: An 



 

 

economic objective To help build a strong, responsive and competitive economy, by 

ensuring that sufficient land of the right types is available in the right places and at the right 

time to support growth, innovation and improved productivity; and by identifying and 

coordinating the provision of infrastructure; A social objective To support strong, vibrant 

and healthy communities, by ensuring that a sufficient number and range of homes can be 

provided to meet the needs of present and future generations; and by fostering a well-

designed and safe built environment, with accessible services and open spaces that reflect 

current and future needs and support communities’ health, social and cultural wellbeing; 

and An environmental objective To contribute to protecting and enhancing our natural, built 

and historic environment; including making effective use of land, helping to improve 

biodiversity, using natural resources prudently, minimising waste and pollution, and 

mitigating and adapting to climate change, including moving to a low carbon economy.  

4.3 In the context of the decision-making process this general presumption means 

approving development that accords with an up-to-date development plan without delay 

and where relevant policies of the development plan are out of date, granting planning 

permission unless: a. the application of policies in this Framework that protect areas or 

assets of importance provides a clear reason for refusing the development proposed; or b. 

any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefit).  

4.4 Promoting Healthy and Safe Communities Section 8 of the Framework seeks to guide 

planning policies and decisions in order to achieve healthy, inclusive and safe places which: 

a. promote social interaction, including opportunities for meetings between people who 

might not otherwise come into contact with each other – for example through mixed use 

developments, strong neighbourhood centres, street layouts that allow for easy pedestrian 

and cycle connections within and between neighbourhoods, and active street frontages; b. 

are safe and accessible, so that crime and disorder, and the fear of crime, do not undermine 

the quality of life or community cohesion – for example through the use of clear and legible 

pedestrian routes, and high quality public space, which encourage the active and continual 

use of public areas; and c. enable and support healthy lifestyles, especially where this would 

address identified local health and well-being needs – for example through the provision of 



 

 

safe and accessible green infrastructure, sports facilities, local shops, access to healthier 

food, allotments and layouts that encourage walking and cycling. (Paragraph 92)  

4.5 Promoting sustainable transport Section 9 of the framework considers promoting 

sustainable transport and states the following at paragraphs 107 and 108:  

4.6 Para 107 states that if setting local parking standards for residential and non-residential 

development, policies should take into account: a) the accessibility of the development; b) 

the type, mix and use of development; c) the availability of and opportunities for public 

transport; d) local car ownership levels; and e) the need to ensure an adequate provision of 

spaces for charging plug-in and other ultra-low emission vehicles.  

4.7 Para 108 states that… “Maximum parking standards for residential and non-residential 

development should only be set where there is a clear and compelling justification that they 

are necessary for managing the local road network, or for optimising the density of 

development in city and town centres and other locations that are well served by public 

transport (in accordance with chapter 11 of this Framework). In town centres, local 

authorities should seek to improve the quality of parking so that it is convenient, safe and 

secure, alongside measures to promote accessibility for pedestrians and cyclists”.  

(II) LOCAL PLANNING POLICY CONTEXT  

4.8 The application stands to be considered under section 38(6) of the Planning and 

Compulsory Purchase Act (2004) as amended which states: “If regard is to be had to the 

development plan for the purpose of any determination to be made under the planning Acts 

the determination must be made in accordance with the plan unless material considerations 

indicate otherwise.”  

4.9 For the purpose of this exercise the Sheffield Development Plan comprises the following 

documents: • The Sheffield Core Strategy, adopted 2009; and  

• ‘Saved’ policies from the Sheffield Unitary Development Plan (UDP) adopted 1998.  



 

 

4.10 Sheffield Core Strategy The following policies are those most pertinent, and which 

carry most weight, in the consideration of the application.  

• CS23 Locations for New Housing - This policy states: “New housing development will be 

concentrated where it would support urban regeneration and make efficient use of land and 

infrastructure. In the period 2008/09 to 2020/21, the main focus will be on suitable, 

sustainably located, sites within, or adjoining: a. the main urban area of Sheffield (at least 

90% of additional dwellings); and b. the urban area of Stocksbridge/Deepcar. After 2020/21, 

and before then as opportunities arise, additional housing growth will occur in parts of the 

city where significant change and regeneration are taking place. This will be primarily in the 

main urban area of Sheffield (with an emphasis on the Lower Don Valley and North East 

Urban Area) and Stocksbridge/Deepcar. In Chapeltown/High Green and in the larger villages 

of Oughtibridge, Worrall and Wharncliffe Side housing development will be limited to 

suitable, sustainable sites within the existing built-up areas. Outside the urban areas and 

larger villages, housing development will be limited to that which is consistent with policies 

for the Green Belt and countryside areas.”  

• CS26 Efficient Use of Housing Land and Accessibility - This policy states: “Housing 

development will be required to make efficient use of land but the density of new 

developments should be in keeping with the character of the area and support the 

development of sustainable, balanced communities. Subject to the character of the area 

being protected, densities will vary according to the accessibility of locations, with the 

highest densities in the City Centre and the lowest in rural areas. Density ranges for new 

housing development will vary, in decreasing order of intensity, according to whether a 

development is: a. within or near to the City Centre – at least 70 dwellings per hectare; b. 

within or near to Meadowhall or a District Centre – 50 to 80 dwellings per hectare; c. near 

to Supertram stops and high-frequency bus routes in the urban areas – 40 to 60 dwellings 

per hectare; d. in remaining parts of the urban area – 30 to 50 dwellings per hectare; e. in 

rural areas – 30 to 40 dwellings per hectare. Densities outside these ranges will be allowed 

where they achieve good design, reflect the character of an area or protect a sensitive 

area.”  



 

 

• CS32 Jobs and Housing in Chapeltown/Ecclesfield – This policy states: “Business and 

industrial development will be located at Thorncliffe, Ecclesfield common and Smithywood 

on brownfield land. new housing development will be limited to infilling and windfall sites 

within the existing residential areas and the surrounding countryside will be protected. the 

district centre will be promoted as opportunities arise, through redevelopment, 

environmental improvement and measures to remove traffic that does not need to be in the 

centre”.  

4.11 Sheffield UDP (Saved Policies)  

Housing UDP Policy H10 Above: The UDP Proposal Map - Map 3 The UDP Proposal Map - 

Map 3 (Chapel Green) indicted that the site area was identified as a “Housing”. Policy H14 

4.10. This policy states: “In Housing Areas, new development or change of use will be 

permitted provided that:  

(a) new buildings and extensions are well designed and would be in scale and character with 

neighbouring buildings;  

(b) new development would be well laid out with all new roads serving more than five 

dwellings being of an adoptable standard;  

(c) the site would not be over-developed or deprive residents of light, privacy or security, or 

cause serious loss of existing garden space which would harm the character of the 

neighbourhood;  

(d) it would provide safe access to the highway network and appropriate off-street parking 

and not endanger pedestrians;  

(e) it would not suffer from unacceptable air pollution, noise or other nuisance or risk to 

health or safety;  

(f) it would provide, where appropriate, an environmental buffer to shield sensitive land 

uses;  

(g) it would comply with Policies for the Built and Green Environment, as appropriate;  



 

 

(h) it would comply with Policies H16, LR8 and T28; and, for non-housing (C3) uses, provided 

that it would also: 

(i) occupy only a small area and not lead to a concentration of non housing uses which 

would threaten the residential character of the Housing Area;  

(j) not prejudice the provision of sufficient housing land for either the next five years or up 

to 200I;  

(k) not lead to air pollution, noise, smell, excessive traffic levels or other nuisance, or risk to 

health and safety for people living nearby;  

(I) be on a scale consistent with the residential character of the Area or meet primarily local 

needs or (in the case of uses other than shops) occupy an existing building set in its own 

grounds; (m) comply with Policies HI0 to H13, as appropriate.”  

 

5.0 PLANNING ASSESSMENT, DESIGN AND ACCESS STATEMENT REVIEW AND COMMENTS 

ON REASONS FOR REFUSAL 

5.1 This section of the Statement assesses the key planning policies and design issues 

relevant to the proposals, including a Design and Access Statement appraisal/review and 

comments on the earlier reasons for refusal under planning reference 20/04177/FUL - 29 

April 2021. 

5.2 The National Planning Policy Framework (NPPF) states that proposed development that 

accords with an up-to-date Local Plan should be approved and that which conflicts should 

be refused unless other material considerations indicate otherwise. Paragraph 48c of the 

NPPF states that, “due weight should be given to relevant policies in existing plans according 

to their degree of consistency with this framework (the closer the policies in the plan to the 

policies in the Framework, the greater the weight that may be given”.  

A. Policy Review 



 

 

5.3 This section considers the proposal against the relevant policies of the Development 

Plans.  

Sheffield Core Strategy: 

5.4 CS23 Locations for New Housing - The proposal is situated in an urban area of Sheffield. 

It adds to the existing housing stock in Ecclesfield. Furthermore, this sustainable windfall site 

will still certainly to a small degree assist the Council in meeting its published housing 

targets and perhaps more importantly for the LPA not to wholly rely on more risky 

propositions in terms of both availability and actual delivery.  

5.5 CS26 Efficient Use of Housing Land and Accessibility - Whilst the development does not 

wholly reflect the form of the adjacent new build dwellings, the site is seen as one of a very 

sustainable form, is available and accessible. Moreover, it is a unique opportunity to provide 

a town centre location for a small one bed studio, and maybe the attraction of a single 

occupier/career professional. The presented development in this revision achieves good 

levels of design, acceptable landscaping and private amenity space above the advocated 

standard, 84 sqm as opposed to 50 sqm. It is a key factor in location terms, that the site lies 

in the heart of an established residential neighbourhood/town centre, wherein this single 

storey and one bed unit would not have a detrimental impact on neighbouring living 

conditions.  

5.6 CS32 Jobs and Housing in Chapeltown/Ecclesfield - There is an established density and 

character along the High Street and Fernlea Grove and Dearden Court beyond. The proposal 

reflects the scale and form of these densities while providing high quality design when 

viewed from the public footpath to its front elevation. The wider site, now complete, also 

makes a valuable contribution to the housing supply, the town centre itself offering offer 

good opportunities for small scale residential development near to facilities/services and as 

a result reducing the need to provide new sites outside settlement boundaries. The 

submitted revised scheme comprises a one bedroomed unit in the heart of the established 

residential area. With the larger number of apartments and two storey family homes in 

mind, in three and four bedroomed forms, this single storey unit is considered to offer a 



 

 

further choice of dwelling to that present within Ecclesfield. More importantly, the density 

and appearance of the bungalow is fully commensurate with the surrounding area.  

5.7 CS74 Design Principles - The site is located on the outer edge of part of the recently built 

scheme for 5 new dwellings. In terms of its rear position, it is of paramount importance to 

note that it will have a street frontage, and it can be argued to actually make the footpath a 

safer route by introducing a degree of ‘neighbourhood watch’ to this stretch of the footpath 

link. With these newly built properties in mind, the external materials and roof material will 

also match and compliment these properties. The proposal offers a sought-after village 

centre accommodation for a single occupier and will regenerate an underutilised/vacant 

parcel of the wider site. The development has level access and wide access doorways, and 

thus provides good levels of access for a young professional, older adult or disabled adult. 

The proposal increases the build quality of the surrounding area through innovative a 

thoughtful design rationale, and more importantly is the efficient use of land and potentially 

provides additional residents to support the vibrancy of the local Ecclesfield community 

(CS74h)  

5.8 Sheffield UDP (Saved Policies) Housing UDP Policy H10 - This plan and the UDP Map 3 

(Chapel Green) identified the site area as a “Housing Area” and clearly C3 Dwellinghouse 

land use is the “preferred” land use for these areas. Housing UDP. Policy H14 - The single 

storey form will enable the unit to satisfactorily co exist with its neighbours and by virtue of 

the boundary treatment and lower site levels beyond will result in no potential for 

overlooking/perceived privacy loss into adjacent properties and loss of light to neighbouring 

garden spaces.  

5.9 The proposal is very small in scale and is thoughtfully designed. It will not suffer from 

unacceptable air pollution, noise pollution or risks to health and safety (H14e). 

5.10 The proposal complies with the appropriate Built and Green Environment policies 

(H14g) by most principally ensuring appropriate Building Design and Siting (BE5), high 

quality landscape Design (BE6); and accessible and high-quality Public Spaces (BE11).  



 

 

5.11 Highways Policy H14 d) seeks to ensure that developments provide safe access to the 

highway network and appropriate off-street parking and not endanger pedestrians. In terms 

of highway matters and relative local policy, the key point of paramount importance here is 

that this scheme will positively offer and promote other modes of transport to the motor 

car, and this is a key consideration in the determination process in that this proposal will not 

generate traffic. Car-free housing schemes generally have no car parking within the site and 

occupiers are not issued if applicable with on-street parking permits. However, allowances 

can be made for people with disabilities who are blue badge holders.  

5.12 With the NPPF in mind, it is presented that this small-scale residential scheme of a one 

bed unit is wholly suited to a car free development. The key factors are the location is in the 

heart of the village where all local shops and services are available and easy access by public 

transport to wider areas of the city.  

5.13 A Car-free development here, albeit a single unit, will help to:  

• Make Ecclesfield itself (Sheffield City Council has objectives - Clean Air Zone for HGVs, 

buses, coaches, taxis and vans in 2021/proposals in place to have its own Clean Air Zone 

within the city's inner ring road and centre by early 2021) a less car dependant place to live 

and work.  

• Reduce traffic congestion and pollution  

• Improve the quality of the environment  

• Encourage more sustainable and efficient travel (on foot, by cycle, and by public transport)  

5.14 The NPPF requires that development should promote the efficient use of land and 

ensure good design. Residential and non-residential parking standards, if used, should take 

into account the accessibility of the development, its type, mix and use, local car ownership; 

the availability of and opportunities for public transport and an overall need to reduce the 

use of high emission vehicles.  



 

 

5.15 With all of the above in mind it is presented that there is an excellent opportunity to 

develop this parcel of land without any parking provision, and to offer (but not impose) car-

free living as a lifestyle choice. Whilst this may lead to an increase in the density of the 

wider development, it is justified in terms of Improving the quality of the environment as 

opposed to a vacant and unkept piece of land and by encouraging more sustainable and 

efficient travel, not to mention the clear reduction to some degree of traffic congestion and 

pollution.  

5.16 Furthermore, this can be concluded as ‘low car housing’ whereby the provision of car 

parking in any event is less than one space per dwelling. Moreover, this will meet the 

aspiration and assist the objective to a degree of introducing measures to remove traffic 

that does not need to be in a centre, this highlighted fully in Policy CS32. The new 

studio/bungalow clearly provides the ability to integrate into the existing network, whilst 

providing users both within and surrounding the development with a safe, secure and 

convenient access and movement. 

5.17 To conclude and bearing in mind the LPA raised no objection to virtually the same 

scheme on highway grounds, no significant highway safety implications would arise as a 

result of the revised scheme. Paragraph 111 of the NPPF states that ‘Development should 

only be prevented or refused on highways grounds if there would be an unacceptable 

impact on highway safety, or the residual cumulative impacts on the road network would be 

severe.’ This would not be the case here. The local and national policies align, and the local 

policy can be afforded significant weight. 

Summary: 

5.18 The site is regarded as being in a sustainable location, within an urban area, with access 

to amenities and public transport links. The policy approaches of CS23 and CS24 in regard to 

prioritising brownfield sites are considered to broadly align with the NPPF, which promote 

the effective use of land and the need to make use of previously developed or ‘brownfield 

land’. Furthermore, paragraph 120 c) gives substantial weight to the value of using 

brownfield land within settlements for homes and other identified needs. Given the strong 



 

 

alliance with the NPPF, in this regard it is concluded that these policies can be offered 

substantial weight 

B: Design Rationale and Assessment - Design and Access Criteria:  

5.19 The revised design approach has taken precautions to prevent any issues such as 

overlooking between the site and the surrounding residential properties, albeit to the rear 

there are bungalows at a lower level. The site is situated in a sustainable location with good 

access to village entre facilities. The site also has good access to public transport links which 

provide means of transport other than the private car to a range of services and 

destinations such as Sheffield Town Centre.  

5.20 Evaluation: 

Use: The site is allocated for ‘Residential’ purposes in the Sheffield Core Strategy/UDP and 

therefore the principle of residential development is acceptable. Ecclesfield is intended to 

be a focus for housing growth and the most appropriate use for the land as assessed is 

residential use, the Council obviously having no objection on purely land use grounds as the 

earlier scheme for 5 No. dwellings was on the same allocated land in policy terms. The LPA 

raised no objection to application reference 20/04177/FUL on land use grounds. 

Amount: The site comprises a backland development, but with a frontage to the adjacent 

footpath to the wider estate. The proposed ‘Site layout’ plan has been prepared and is 

included with the application documents. It shows a development of 1 No detached 

studio/bungalow with now enhanced private amenity space. The single unit amount and 

resultant increase in density introducing no issues of overdevelopment.  

Layout: The proposed layout would successfully assimilate within the street scene and give 

some context and aspect towards the footpath. The internal layout has had full regard to 

the minimum internal floorspace standards in the South Yorkshire Residential Design Guide 

and associated outdoor amenity space, a document which provides a robust urban and 

highway design guidance. The LPA raised no objection to application reference 

20/04177/FUL on design grounds. 



 

 

Access: The one-bedroom bungalow/studio is oriented to face towards the footpath off the 

High Street, from where there would be no vehicular access/and on-site car parking 

provision. The layout of the site has been designed to ensure safety for pedestrian users in 

accordance with local policy, encouraging walking and cycling. The LPA raised no objection 

to application reference 20/04177/FUL on highway grounds. 

Scale: It is considered that a single storey development would be suitable for the site. Whilst 

there are existing dwellings under construction, notably Plot 5, this and bungalows beyond 

the rear boundary would not be affected by the new unit in terms of overbearing, 

overlooking or loss of privacy. Moreover, the design Introduces a rectangular form and a 

relatively low-pitched roof, and it is considered that this, along with its single-storey form, 

will not have any detrimental impact on the character of the High Street in terms of space 

between dwellings and will be a successful integration with the street scene. The LPA raised 

no objection to application reference 20/04177/FUL on grounds of scale. 

Landscaping: With this in mind, the layout provides the opportunity to enhance the 

character and quality of the area, and for the scheme to successfully assimilate within the 

street scene/adjacent footpath link.  

Appearance: The design rationale for this relatively small bungalow/studio will. - have no 

adverse effect on the living conditions and residential amenity of existing and future 

residents; - be compatible with neighbouring land, including recently built 5 units, and will 

not significantly prejudice the current or future use of the neighbouring land; - will include 

landscaping to provide a high-quality setting for the building, incorporating existing 

landscape features and ensuring that plant species and the way they are planted, hard 

surfaces, boundary treatments and other features appropriately reflect, protect and 

improve the character of the local landscape; - not have any adverse impact on the 

environment, natural resources and waste - provide adequate pedestrian access and 

internal and not be at odds with the more general strategy to provide appropriate 

pedestrian links into adjacent areas. The LPA raised no objection to application reference 

20/04177/FUL on grounds of the building’s appearance. 



 

 

C. Comments on the earlier reasons for refusal under planning reference 20/04177/FUL - 

29 April 2021 

5.21 The application was refused on three grounds; the following section addresses fully the 

LPA objections: 

Reason 1. The Local Planning Authority consider that the proposed development would 

constitute an overdevelopment of a site of restricted dimensions which would result in 

unacceptable amenity for future occupiers. This would be contrary to Policy H14 of the 

Unitary Development Plan and Paragraph 127 of the National Planning Policy Framework.  

 

5.22 Amenity Policy H14 C) seeks to ensure sites are not over developed and do not deprive 

residents of light, privacy or security. The guidelines found in the adopted Supplementary 

Planning Guidance on Designing House Extensions whilst not strictly applicable in this 

instance owing to them relating to house extensions, are of relevance. These suggest 

detailed guidelines relating to overbearing and overshadowing, privacy and overlooking, and 

appropriate garden sizes. In terms of internal space within the accommodation, the Council 

found the earlier scheme to be of an acceptable size. Accordingly with no changes to this 

element, the scheme is fully acceptable in this regard. Turing to the concern in relation to 

the external amenity space, this has been significantly enhanced falls in terms of size and 

quality. SPG on Designing House extensions sets out that for a 2 bedroomed house there 

should be 50 square metres of amenity space. It is acknowledged that this is not a two 

bedroomed house and the LPA concluded there would be flexibility in this.  

5.23 The revised scheme now has some 84sqm of amenity space and thus beyond the 

standard highlighted, but more importantly to all sides of the dwelling. It is argued that 

such provision is now much better configured and with the bungalow now not sited in 

close proximity to the site boundaries. The main most private area would be provided to 

the sides and rear, and thus not restricted to one single area that may endure full shading 

(to the north of the dwelling). In such circumstances, and with the bungalow slightly more 

forward on the plot, the dwelling would in the presented revised layout have a good outlook 



 

 

and the internal accommodation would certainly not feel hemmed in. The rear facing patio 

doors, earlier a concern to the LPA, have now been moved to the side of the building 

wherein improved light, accessibility and outlook are witnessed.  

 

Above: Proposed floor layout 

5.24 The juxtaposition of the bungalow to the house to the south-east and bearing in mind 

the nearest element of that build is a single storey garage, would not be overbearing or 

result in any form of overshadowing to occupants, and as such no disamenity of future 

occupiers’ results. Due to the offset relationship to surrounding property, adequate 

interspacing standards are achieved and in such circumstances no privacy loss. Accordingly, 

and given this revised relationship and layout in terms of the form and increased quantum 

of private amenity space, it is concluded that the proposed development would not 

constitute an overdevelopment of the site or unacceptable amenity for future occupiers. 

Accordingly, the proposal would not be contrary to Policy H14 of the Unitary 

Development Plan and Paragraph 130f (formerly 127) of the National Planning Policy 

Framework. 

 

Reason 2. The Local Planning Authority consider that the proposed dwelling would be 

overbearing in relation to adjoining residential property and would therefore result in an 

unacceptable effect on the living conditions of occupiers of adjoining property. As such the 

development would be contrary to Policy H14 of the Unitary Development Plan and 

Paragraph 127 of the National Planning Policy Framework.  



 

 

5.25 The closest residential property is No.4 Furnlea Grove. The revised bungalow is now 

sited more closer to the public footpath and as a result further away the rear boundary of its 

plot. Moreover, and of paramount importance to the appraisal of this issue, is that this 

nearest property is located approximately 1.2 metres lower than the application site and 

with substantial boundary treatment to its rear boundary. Accordingly, and whilst this 

neighbouring bungalow may have a sole habitable bedroom window in that closest 

elevation, the combination of the existing land level difference and boundary fencing 

already creates an overbearing and overshadowing impact to this room.  

5.26 With this existing issue in mind, the repositioning of the subject new build away from 

this boundary, the omission of the habitable patio doors to the living room on this elevation, 

that the proposed development is a bungalow, and is sited to splay away from the rear of 

No 4, and with the roof pitch sloping away from this neighbour, the interspacing achieved 

clearly does not result in any additional development in such close proximity to this 

bungalow. As such, it is agued and demonstrated that the revised layout/internal design 

would not add to an already undesirable situation. Moreover, from the increased amenity 

space provided to three sides of the bungalow and that it must be stated meets outdoor 

amenity standards for this form of dwelling, there would not be an increased sense of 

overbearing to this neighbouring property and clearly no resultant overdevelopment. In 

terms of other properties, the earlier judgement of the Council is agreed in that whilst the 

new dwelling would be in very close proximity to other properties, due to it being single 

storey screen fencing at the boundaries to be provided will prevent unacceptable loss of 

privacy to neighbours. The front facing windows would face over the public footpath and 

would have an angled relationship to the property to the southeast. Significant overlooking 

would not arise as a result of the development.  

5.27 The NPPF states that the planning system should always seek to secure a high standard 

of amenity for existing and future users. Having regard to the above comments in terms of 

the acceptable relationship of this single storey dwelling to the other neighbouring 

properties the revised scheme would fully meet these aims. In these circumstances the 

proposed dwelling would certainly not be overbearing in relation to adjoining residential 

property and would therefore not result in an unacceptable effect on the living conditions 



 

 

of occupiers of adjoining property. As such the development would be fully in accordance 

with Policy H14 of the Unitary Development Plan and Paragraph 130f (formerly 127) of the 

National Planning Policy Framework. 

 

3. Further information regarding the scope of the Coal Mining Risk Assessment requested 

in writing on the 12.01.21 has not been supplied. In the absence of such information the 

Local Planning Authority must assume that the proposed development could have a 

detrimental impact on the safety of future occupants. As such the development is deemed 

contrary to Policy MW9 of the Unitary Development Plan.  

5.28 The application site falls within the defined Development High Risk Area. The Coal 

Authority had previously commented that the reports submitted relate to the adjacent site 

and requested that the applicant provides confirmation from the company which prepared 

the risk report that the findings relate also to this proposed development. In this regard, it is 

now confirmed that this information has been provided in the submitted and revised 

document package. The coal mining reports submitted in relation to the ‘development site 

’details that there is “no specific requirements for mitigation measures to address potential 

risks in the proposed development with respect to surface ground movement from shallow 

workings or from mine gas.”  

5.29 On the basis that is now confirmed that the surveys included this parcel of the wider 

site, there is no potential for this to arise given the High Risk Nature of the area and 

therefore the proposal would not be contrary to UDP Policies MW9 which details ; where 

unstable land is identified or suspected development will not be permitted on it until it can 

be demonstrated that the land is stable or any instability problems can be effectively 

treated.  

5.30 Having regard to the confirmation and documents presented in the revised application, 

the proposed development will not have a detrimental impact on the safety of future 

occupants. As such the development is now fully in accordance with Policy MW9 of the 

Unitary Development Plan. 



 

 

Other matters: 

5.31 Turning to Visual impact, Policy H14 of the UDP relates to conditions on development 

in housing areas including matters of design. Policy BE5 seeks to ensure good design and the 

use of good quality materials in all new and refurbished buildings and extensions. Core 

Strategy Policy CS74 sets out the design principles that would be expected in all new 

developments. It details that high quality development respect and take advantage of and 

enhance the distinctive features of the city, its districts and neighbourhoods. The 

development is a small parcel of left-over land accessed off a public footpath. The site does 

not abut High Street and as such would not read as infill, therefore a bungalow would not 

look untoward. The dwelling would front the public path and would provide the benefit of 

surveillance of this route. In terms of the scale of properties in the area, there are two story 

properties fronting High Street and bungalows to the rear on Fearnlea Grove. Given the 

context of the site then the scale of the building is compatible with the area, the revised 

design of the dwelling is acceptable, and the materials are acceptable in principle.  

D. Local Policy Summary:  

5.32 It has been demonstrated that the proposal is in accordance with national and more 

importantly the policies in the adopted Sheffield Core Strategy and UDP (Saved Policies). It 

has fully demonstrated that the proposals have beyond any reasonable doubt taken the 

opportunities available for improving the character and quality of the area and the way it 

functions, in particular an opportunity for a car free development in the heart of the village.  

E. Sustainability Considerations  

5.33 As was defined earlier in this Planning Statement, in order to achieve sustainable 

development, the planning system has to undertake and maintain the three overarching 

objectives: economic, social and environmental. The three objectives are interdependent 

and mutually supportive, and as such, the assessment of whether a proposal achieves 

sustainable development or not must consider the proposal against each objective 

individually, and as a whole.  

Economic: 



 

 

5.34 Clearly it remains clear that the Government seeks to boost significantly the supply of 

housing. Accordingly, the provision of this single studio/dwelling on the application site will 

make a modest yet positive contribution towards meeting the deliverable housing sites 

requirements. Smaller sites are typically quicker to deliver, and this factor should be given 

weight lessening the Council’s duty to meet recent government reviews that could force its 

house-building target (5-year land supply) to rise.  

5.35 Indeed, Paragraph 69 of the Framework recognises the value of small and medium size 

sites stating that they can make an important contribution to meeting the housing 

requirement of an area and are often built out relatively quickly. The application site clearly 

falls in line with this aspiration and the local policy objective on small non allocated sites.  

5.36 Furthermore, the development will provide a modest increase in the population that 

will ultimately lead to an increase in spending power in the local area, making a positive 

contribution toward ensuring the long-term future of local businesses in the surrounding 

settlement clusters. The proposed development will also provide economic benefits for 

Sheffield City Council through increased council tax revenues and new homes bonus. The 

scheme will also provide economic benefits for the local economy through the provision of 

jobs. A number of local Ecclesfield area jobs will be directly created during the construction 

of the development and there will also be an increase in other jobs from the indirect effects 

of the construction industry. 

Social:  

5.37 As is acknowledged in the Core Strategy at Policy CS32 ‘Jobs and Housing in 

Chapeltown/Ecclesfield’ Ecclesfield remains an area for development, with it argued the 

subject site once again in line with the local plans growth strategy in terms of the location of 

new development. Indeed, the site benefits from good access to a number of services and 

facilities that can be reached through a multitude of sustainable transport methods. The site 

also benefits from local bus services, therefore enabling transport to the main employment 

centres of Sheffield, Rotherham and Barnsley beyond to the north.  

Environment:  



 

 

5.38 For the planning system to perform the environmental objective and thus aid in 

achieving sustainable development, it must contribute to protecting and enhancing the 

natural, built and historic environment; including making effective use of land and in helping 

to improve biodiversity.  

5.39 Providing well-designed places is fundamental to the achievement of sustainable 

development. The proposed development, is well located to other residential properties, 

forming a comprehensive development of 6 dwellings. and will serve to reinforce and 

enhance the character of the village, responding to the local character and establishing a 

strong sense of place. The proposal makes optimal use of the vacant parcel of land, and 

perhaps more importantly in this case, enhancing the character and appearance of the area 

but without being too intensively designed in terms of size.  

5.40 In terms of design rationale and in particular the changes made, the further proposed 

residential development of the site would create a pleasant and secure environment for a 

future resident(s) which is compatible with the existing character of the area, does not 

infringe upon neighbouring amenity and clearly would not cause or aggravate traffic 

conditions on the public highway in High Street itself.  

5.41: Other Material Considerations: The site is not located in a high flood risk area. The site 

is in a highly accessible location, with good highway access. The site raises no heritage or 

ecology concerns. The proposal sits adjacent to other residential dwellings and has been 

designed so as not to generate “bad neighbour issues.” The proposal generates a 

Community Infrastructure Levy (CIL) contribution.  

6.0 CONCLUSIONS  

6.1 This Planning and Design Statement provides a review of the recent planning history of 

the site, identifies the relevant planning policy context, including policies from the Core 

Strategy/UDP, and undertakes a planning assessment of the development proposals with 

particular focus on addressing the earlier reasons for refusal in planning application 

20/04177/FUL.  



 

 

6.2 The site is situated in the heart of the village with good access to facilities and services, 

and so in accordance with the objectives of Policy CS32 ‘Jobs and Housing in 

Chapeltown/Ecclesfield’. The proposed development provides a high-quality design, albeit 

small scale accommodation, which successfully responds to the characteristics of the site, 

protects living conditions preventing issues such as overlooking between the site and the 

surrounding residential properties to the side and rear and successfully overcomes the 

earlier reasons for refusal. 

6.3 In determining the application consideration needs to be given to both the National and 

Local planning framework. The key planning considerations at a national level are set by the 

Government in their revised National Planning Policy Framework (NPPF- 2021). As a single 

integrated document, the NPPF represents the Government’s streamlined planning policy 

direction for England. The Framework make it clear that this national guidance constitutes a 

material consideration in determining application. With this in mind and the ‘golden thread’ 

of the NPPF of sustainable forms of development, it is demonstrated that this proposed 

development is able to meet the three dimensions of sustainable development as set down 

in the NPPF namely: economic, social and environmental.  

6.4 It is also concluded that the presents an excellent opportunity to develop this parcel of 

land without any parking provision, and to offer a car-free living as a lifestyle choice, that 

will also encourage more sustainable and efficient travel, not to mention reduced traffic 

congestion and pollution. 

6.5 In conclusion, there are no adverse impacts of the proposed development and certainly 

none that would significantly and demonstrably outweigh the benefits. Accordingly, in line 

with the National Planning Policy Framework, the proposed development should be granted 

planning permission without delay.  

 

 

 



 

 

 

 

 


