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Section 2: Loss of prominent trees and historic lan dscape features

BANG supports the Sheffield Local Planning Authority (LPA) arguments concerning
(a) the unacceptable loss of the major row of highly visible trees perpendicular to
Taptonville Road; and (b) the detrimental impact of the proposed demolition of walls
and other features within the walled garden of Hadow House (i.e. Tapton EIms).

National planning policy guidance PPG15® (Historic environment) states that “The
Government has committed itself to the concept of sustainable development - of not
sacrificing what future generations will value for the sake of short-term and often
illusory gains”. The walled garden of Hadow House (Tapton EIms), and the prominent
trees along the boundaries of this garden, are important features of the Conservation
Area, highly valued by the local community, who wish to see them handed on intact

to future generations.

The appellants’ proposals for the Experimental Gardens would destroy one of a very
small number of surviving walled gardens in Sheffield - this one dating back some
150 years — as well as felling many of the mature trees that are a particular notable
feature of the vistas along Taptonville Road and from Taptonville Crescent. The
Broombhill Conservation Area appraisal* specifically identifies these vistas, and the
significant buildings, trees and spaces that contribute to them, as being critical to the
character of the area. It states ‘There is a presumption that all of these features

should be ‘preserved or enhanced’, as required by the legislation.”

Photographs of the site that illustrate the importance of the trees in the landscape are
shown in Figure 2.1, which shows views along Taptonville Road from the north and
the south, and looking north from Taptonville Crescent. According to the appellants’
most recent tree survey® the prominent boundary trees are predominantly limes and
beeches, many exceeding 20 metres in height, and with several years of remaining
healthy life. Evidence supplied by Joan Sewell from her analysis of early detailed
maps of the site is that these trees were already well grown by the end of the 19"

® Planning Policy Guidance Note PPGPfanning and the Historic Environment, 1994
* Broomhill Conservation Area Appraisal, 2007

® Tapton Halls Sheffield Revised Tree Survey, PoppleAssociates 2008dox link
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century, which suggests that many of them were planted when the gardens of Tapton

Elms were laid out in ~1853, or even eatrlier.

The 1889 10 inch to 1 mile OS map, part of which is shown in Figure 2.2, shows the
walled garden and its internal layout at that time. One sees a formal pattern of
planting beds and paths, with ornamental gateways providing pedestrian access
through the garden from Taptonville Road to the main Tapton Elms garden area.
Today, this walled garden still has all four of its boundary walls intact. The western
wall, along Taptonville Road, is pierced by the highly distinctive stone gateway
(Figure 2.3) that is a key feature of the local streetscape. The stone wall itself is a
massive retaining wall with maximum height up to 3.5 m on the street-facing side.
Inside the garden the soil level is much higher, such that the wall is only around 0.5m
high internally at its southern end. The external face of the southern wall, bordering
the garden of 24 Taptonville Crescent, can be seen from a distance in the
photographs in Figure 3.3. Again, this is a massive retaining wall, marking a change
in soil level of 2-3 m. Looking southwards from this corner of the walled garden one
can see the magnificent vista of Taptonville Road and Crescent laid out, with the
Porter Valley in the distance, the best vantage point today from which to appreciate
John Hobson'’s original vision for the street. The northern wall, bordering the main
Tapton Elms garden area, is a substantial dry-stone wall pierced by a decorative
gateway with stone piers, capped with large stone balls matching those on the
Taptonville Road entrance (though currently obscured by ivy overgrowth). The
eastern wall, bordering the Botanic Garden, is a substantial drystone wall pierced by
an arched opening, thickly planted with wall shrubs. Photographs of these boundary
walls and gateways (two of which would have been demolished by earlier revisions of

the proposed development) are shown in Figure 2.3.

The appellants’ case suggests that nothing remains of this garden except for its
boundary walls. It is certainly true that much of the layout of beds and paths in the
interior of the garden is currently obscured beneath the temporary buildings and
greenhouses now standing on the site. However many of the original internal
landscape features are still clearly visible, despite more recent changes in soil level.
In those parts of the garden that are not obscured by the greenhouses one can

clearly see the original paths and planting beds, edged by well-laid drystone walls.
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Examples are shown in Figure 2.4, which indicates their location in relation to the
1889 plan. The survival of these features indicates that restoration of the walled
garden to its original plan would not be a difficult undertaking. However all of these
landscape features, plus many more immediately outside the walled garden area at
the southern end of the Botanic Garden, would be destroyed by the latest

development proposal (Revision f).
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Section 2 Figures

Figure 2.1: Vistas along Taptonville Road and Taptonville Crescent, showing the

visual presence of trees in the landscape, even in the winter months.

From Tapton Elms looking
south along Taptonville Rd,
winter.

Looking north along
Taptonville Rd,
winter.

Looking north from
Taptonville Crescent,
winter
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Figure 2.2: Plan of the interior of the walled garden taken from the 1889 large-scale
OS map of Broomhill.

Figure 2.3: Photographs of the boundary walls of, and gateways to, the walled

garden. Top: west and north; bottom east and south.
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Figure 2.4: Photographs of some of the remaining features within the walled garden,
indicating their approximate location on the 1889 plan
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Section 3: Impact of the planned redevelopment sche = me on Taptonville Road

Taptonville Road and Taptonville Crescent epitomise what the Broombhill
Conservation Area exists to conserve. This is probably the finest (largely unspoilt)
example of a designed streetscape within Sheffield’s highly distinctive western
suburbs. The ‘outstanding historic ambience’ of the street is identified as a top
conservation priority in the Conservation Area Appraisal®. Hence any development

affecting this streetscape needs to be approached with the utmost sensitivity.

Previous developments by Sheffield University at the Northern end of Taptonville
Road provide good examples of gross insensitivity to historic character and context.
The two L-shaped blocks built immediately to the south of Tapton Elms are
outstanding only in their ugliness; fortunately, being only two storeys high and hidden
behind a high wall in a tree-planted landscape has mitigated their negative visual
impact to an extent (see Figure 3.1). The redevelopment of this site provides an
opportunity to undo the damage from this earlier time and restore the street, either to

its original state, or to a new state that is genuinely in harmony with the surroundings.

In Section 1 we gave an overview of the development of Taptonville Road and
Taptonville Crescent as a coherent designed landscape. The gardens of Tapton
EIms form part of that landscape and the walled garden is particularly important as
the linking element that unites the Crescent with the Road, providing uninterrupted
vistas along the axis of the streetscape. As PPG15’ makes clear, “our understanding
and appreciation of the historic environment now stretches beyond buildings to the
spaces and semi-natural features which people have also moulded, and which are
often inseparable from the buildings themselves. For example, the pattern of roads
and open spaces and the views they create within historic townscapes may be as
valuable as the buildings.” To place new buildings on a space within a historic
landscape that was designed to be left open — without damaging the character of the

conservation area — presents major challenges.

® Conservation Area Appraisal report, 2007
! PLANNING POLICY GUIDANCE 15 : PLANNING AND THE HISTORIC ENVIRONMENT
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The first challenge that needs to be met by the prospective developer is to
understand the building line along Taptonville Road. Figure 3.2 shows the plan of the
road and the Crescent (extract from the Conservation Area Map®). One can see that
although the houses are built in a wide diversity of styles, there is a strong linear
emphasis in the set-backs from the road on either side. The ‘building line’ on the
eastern side of the road, balanced on either side of the Crescent, is marked in red.
Comparison with the proposed building line for the appellants’ scheme demonstrates

that their proposals fail to pass this elementary challenge.

The second challenge is to design new buildings whose scale and massing are in
harmony with the surroundings, taking the sloping site and level changes into
consideration. Here, the changes in level between the walled garden of Tapton EIms,
the Road and Taptonville Crescent create serious difficulties. The wall at the
southern boundary of the walled garden, bordering the garden of 24 Taptonville
Crescent, is nearly 3 m high externally, but only ~0.5m internally. Consequently, the
single-storey greenhouses that currently stand in the walled garden are clearly visible
from the street — see photographs in Figure 3.3. This means that any permanent
building on this site will also be clearly visible, even if it is only a single-storey
structure. The three-storey town houses proposed for this elevated site in the
appellants’ development scheme would totally dominate the views northwards from
the Crescent, and would be hugely taller than the existing houses in the Crescent, or
indeed the houses on the opposite side of the road. Furthermore, the incorrect
building line of the proposed houses would accentuate the visual impact of the over-
tall side elevation from the Crescent and prevent visual integration with the existing

houses in the Crescent.

Development within the walled garden also poses overlooking problems in the other
direction, from the windows of no. 24 Taptonville Cresent on its north-western
elevation, which overlook the garden. Contrast the design of this house with the one
in the corresponding position at the southern end of the Crescent (no.14). This house
has no principle windows to the side elevation; unlike no.24 it was clearly designed to
sit in proximity to other houses. But no.24 has principal rooms on all storeys with bay

windows that overlook the gardens. The intention is clear; the walled garden allows

8 Broomhill Conservation Area map, 2007
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Tapton Elms to have southerly uninterrupted views, and also provides open views for
no.24 (not surprising, given that it was built for Albert Hobson’s brother). It is difficult
to see how any building within the walled garden (exceeding single storey) could

respect both the building line of the street, and the privacy of no.24.

Turning now to the streetscape of Taptonville Road, the high walls of the Tapton
Elms gardens are an important feature of the historic streetscape and any
development that requires these walls to be removed or punctured by new openings
would be seriously damaging to the street’s character. The appellants’ earlier
schemes proposed a new wide opening along the line of the northern wall of the
walled garden, leading to the crescent of townhouses that is proposed to be built
within the Botanic Garden. The latest scheme (Revision f) has replaced this access
with a reconfiguration of the existing access to Tapton EIms. However, the proposed
new ‘streetscene’ along Taptonville Road, part of which is shown in Figure 3.4,
suggests that in places the new ‘ground level’ for the blocks of townhouses would be
visibly above the level of the 2.5-3.5m high wall. The tall fagcade of the row of
townhouses, their proximity to the wall, and the lack of any screen planting to soften
the facade, would combine to radically degrade the important conservation views

along Taptonville Road.

In Figure 3.4, the schematic of the ‘streetscape’ design from the appellant’'s Design
Statement® is contrasted with photographs taken of the current streetscape. The
scale and density of the buildings proposed is clearly inappropriate and would be
highly damaging to the coherence of the streetscape. The changes in ground levels
in relation to the street, and the lateral misalignment of the new blocks of townhouses
with respect to the ornamental gateway of the walled garden, would further damage
the design coherence of the street.

It is also important to consider how the group of buildings proposed for the southern
part of the site would look from the eastern aspect, from Hoole Road. Figure 3.5
shows the current view into the site from Hoole Road. One can clearly see the single-
story greenhouse and large portacabin that are standing on the rectangular levelled

platform (former tennis court) within the sloping Botanical Garden. These temporary

° Miller Homes design concept documepart 2
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buildings are currently well-screened in winter by a mature Holm Oak tree that is one
of the trees that will be cut down in order to build the crescent of townhouses. The
new crescent will stand on land that slopes significantly towards the east. In
consequence, the height of the proposed townhouses at their eastern elevation is
closer to four storeys rather than three. This means that the new buildings will be
very prominent features that dominate the views along Hoole Road, and totally out of

scale with the existing nearby buildings.

Finally, the latest revision of the proposals (Revision f) has attempted to overcome
the objections raised by the LPA to the loss of the row of trees at the northern
boundary of the walled garden, and to the loss of the northern and eastern walls of
the walled garden. However it fails to address these objections adequately. Turning
first to the row of trees along the northern boundary of the walled garden, they are
shown as being retained on the latest revised plans, but one can see that in order to
reduce the ground level of the northernmost block of houses within the walled
garden, a large quantity of soil would need to be excavated within the root balls of
these trees, and new retaining wall constructed immediately to the south of the
existing garden wall. The trees are most unlikely to survive this mistreatment and
would be lost within a short time. Secondly, the LPA’s objection to the demolition of
the walled garden was not only to the loss of the garden’s walls, but also to the
garden features within the walls. Indeed, it is difficult to see the point of retaining the
walls while destroying the historic landscape they enclose.

To summarise, the design for this group of buildings at the southern end of the site
shows a complete lack of understanding of the historical landscape context or the
conservation priorities for Taptonville Road and Taptonville Crescent. The buildings
proposed lack any architectural merit and are of a bland, pedestrian design that could
be found on any infill site, anywhere in Sheffield. The buildings are badly positioned
and are much too tall, failing to respect the topography of the streetscape and its
existing houses. No sensitivity has been shown towards the need to link Taptonville
Road and Taptonville Crescent together in a harmonious way that respects its unique
character as a designed landscape. For these reasons, this proposal should be

rejected.
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Section 3 Figures

3.1 Photographic overviews of the site, obtained using Microsoft Live Earth.

Top: looking from the south; bottom: looking from the west.
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3.2 Plan of Taptonville Road and Taptonville Crescent, showing the building line
(drawn in red) required to balance the Crescent, and in relation to the appellants’

proposals for the site.
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3.3 Photographs showing views into the site from Taptonville Road and Taptonville
Crescent to illustrate the impact of changes in level. Note the single-storey

greenhouses clearly visible over the tops of the walls.
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3.4 Photographs and diagram of the streetscape on Taptonville Road, as it is now
and after the proposed development (Revision f).
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3.5 Photograph of the view into the site from Hoole Road, showing the single-storey
greenhouse standing on the former tennis court area clearly visible over the wall on
the right-hand side of the picture. The greenhouse visible on the left-hand side is

inside the walled garden.



