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INTODUCTION: 
 
This Planning Design and Access statement is designed to provide additional information to support the Detailed Planning Application for the redevelopment of the 
Former Coal Drops at Penistone.  
 
The document has been prepared in accordance with Section 42 of the Planning and Compulsory Purchase Act 2004 and guidance set out within Circular 01/2006, 
Guidance on Changes to the Development Control System prepared by the Department for Communities and Local Government, as well as Design Coding in 
Practice: an Evaluation (2006) prepared by Department for Communities and Local Government and Design and Access Statements produced by the Commission for 
Architecture and the Built Environment (2006). 
 
The Detailed Planning application seeks approval for Seven 2 bedroom dwellings, six 3 bedroom dwellings and two 2 bedroom Live/Work units. The proposed 
scheme also includes the restoration and conversion of the old Coal Drops to provide five commercial units. The restoration of Regency House to form Consulting 
Rooms and construction of a new sympathetic building above and to the rear of the Coal Drops. Accompanying the application and this Design and Access Statement 
are plans RBC02- 07/08 Coal Drop Details, 09A Regency House Details, 10A/11A Housing Details, 14 Live Work Unit Details, 13G Proposed Site Layout, 12 Shed 
Details and 23 Cycle Storage Details. Also Planning Statement, Topographical Survey and Highway Improvement Details. 
 
 
 
SITE CONTEXT – SOCIAL, ECONOMIC AND PHYSICAL CONTEXT:  
 
The application site is located adjacent to the Trans Pennine Trail West of the new Tesco Roundabout. The site is mainly flat with a slope down East to the 
roundabout adjacent to the former Coal Drops. The site is now derelict with little shrub/tree cover. 
 
To the North beyond the TPT are detached houses of Talbot Road. To the East is the Town Centre of Penistone. To the South is a Garage with terraced housing 
beyond. To the West is a Cafe and skip hire company beyond which are open fields. Directly adjacent to the site is the TPT which forms part of the national cycle 
network from the East coast to the West coast.  
 
Lapsed Approval was granted for conversion of the Coal Drops to commercial accommodation some time ago.  
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SITE PHOTOS: 
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LOCAL CONTEXT – TYPICAL HOUSING OF PENISTONE: 
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SITE CONTEXT: 
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LOCAL CONTEXT: 
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WIDER CONTEXT AND TRAVEL LINKS: 
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DESIGN PRINCIPLES: 
 
Amount:  
 
The Detailed Planning application seeks approval for Seven 2 bedroom dwellings. These are comprised of, Lounge, Utility/WC and Kitchen on the ground floor and 2 
bedrooms and 1 bathroom on the first floor. The building footprint is 9x4.7m. The six 3 bedroom dwellings are comprised of, Lounge, Utility/WC and Kitchen on the 
ground floor and 2 bedrooms and 1 bathroom on the first floor with 1 bedroom and en-suite within the roof space. The building footprint is 10x4.7m. The two 2 
bedroom Live/Work units are comprised of work space on the ground floor with separate access to the home area above. On the first floor they have lounge, 
bedroom, kitchen and WC with a bedroom and bathroom within the roof space. The old Coal Drops to provide five commercial units of 27msq and one unit for 
storage. The restoration of Regency House will provide 185msq on the ground floor and 207msq on the first floor. The proposed new building above the Coal Drops 
will provide 132msq of space.  
 
 
Layout: 
 
Alternative site layouts where considered by the Barnsley Urban Renaissance Design Advisory Panel. Council Officers were involved in advising the applicant to 
design the development in a more traditional form. The terraced housing has been pushed South as far as possible away from the TPT to reduce the impact on 
adjacent housing. It is proposed to provide off-street parking along the access road with communal parking between the two terrace blocks. This helps to reduce the 
overall mass of the housing and provides a link to the TPT. An additional parking area is proposed to the North of Regency House. This will provide good access to 
Regency House and the new building. Opportunity for landscaping has been provided around this parking area.  
 
 
Scale: 
 
The scale of any development on the site needs to have regard to the proximity of neighbouring properties, the nature of the site, impact on the street scene and the 
relationship of the site to this urban/rural location.  
 
The 3 bed housing has a ridge height of 9.8m and the 2 bed houses have a ridge height of 9.4m. This is a similar ridge of the existing Regency House building. The 
Coal Drop conversion is contained within the fabric of the existing arches and does not require any extensions. The proposed building above the Coal Drops is single 
storey to reduce any impact on the surrounding area and views.  
 
 
Landscaping: 
 
It is proposed to create a landscape buffer of native plants between the TPT and the rear of the housing element. A roof top garden is proposed above the Coal Drops 
linked to the new build element. The area to the front of the Coal Drops been designed around the incline of the site while allowing easy access to the retail units. It 
will incorporate cycle storage, planting, seating area and vertical access to the TPT. 
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Appearance: 
 
2 house designs where put forward to the council and the Barnsley Urban Renaissance Design Advisory Panel. One scheme was modern using traditional materials 
with reference to the transportation heritage of the site the other scheme was traditional in style and scale. Alternative site plans were also considered. The merits of 
both schemes were considered and Council Officers along with the BURDAP advised that the traditional scheme was more appropriate for the context however, the 
new building on the upper ground level behind the Coal Drops was considered appropriate. Although modern in appearance this building uses good quality local 
traditional materials and is very lightweight with minimal impact.  
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Materials: 
 
All new roofs are to be finished using slate as image 4 and restored roofs are to use reclaimed materials. 
All stonework is to match existing. Above the upper ground level all stone work is to be machine faced as image 1 below. All stone work below the upper ground level 
is to be pitch faced as image 2 below. This principle has been adopted on site with the articulation of Regency House and the Coal Drops see image 3. 
All new windows are to be good quality traditional sash type. The existing windows are to be restored if possible or replaced as existing.  
The windows and doors of the commercial elements of the scheme have been detailed on the application drawings. Image 5. 
All new rainwater goods are to be powder coated steel.  
 
Image 1:                                                                                  Image 3:                                
  
 
 
 
 
 
 
 
                                                                                                                                                                                                   < Upper ground level stonework  
 
 
 
 
 
 
Image 2: 
 
 
 
 
 
 
               < Lower ground level stonework 
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Image 4: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                           
 
 
                                            Image 5: 
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PARKING AND TRANSPORTATION: 
 
It is proposed to build an access road to adoptable standard as part of this application. The road will be wide enough to allow vehicles to pass and allow good access 
to the development. 
All parking requirements have been adhered to and a transportation statement has been submitted with the application. The specification of the road allows for 
vehicles to park and leave directly from individual curtilages onto the highway.  Car parking is provided for cars and bicycles. 
 
The neighbourhood provides access to community facilities and public transport to the nearby towns of Barnsley.  The site is therefore appropriately located and 
sustainable. 
 
ACCESS: 
 
Although not detailed at this stage it is intended that the scheme will incorporate good lighting  to assists visually impaired people and a level well defined path to 
allow access for all including people with disabilities. The Scheme provides improved public access to the Trans Pennine Trail.   
Statutory access for all in and around all properties will be provided to Part M of the current building regulations as a minimum standard with regard to access in a 
positive way.  
 
FLOOD RISK: 
 
The site has not been identified as being at risk of flooding. Rain water harvesting is proposed for the housing element of the scheme and green roofs area proposed 
for the commercial element of the scheme. Both these measures reduce the impact of the scheme on local facilities.  
 
 
CONCLUSION: 
 
The proposal has been prepared having regard to the Design Coding in Practice: an Evaluation (2006) prepared by Department for Communities and Local 
Government and Design and Access Statements produced by the Commission for Architecture and the Built Environment (2006). 
 
The scheme’s designer has had careful regard to the context, the Supplementary Planning Guidance and the Councils adopted Development Control Guidelines.  The 
scheme will provide a sense of place, will compliment the adjoining  traditional properties, will re introduce the quality of detailing, fenestration and design found on the 
more traditional properties of Penistone and will respect the adjoining countryside setting. 
 
It is considered that in design, layout and materials the scheme will provide an attractive and traditional development enhancing the appearance of the local area and 
making good use of an otherwise derelict site. The heritage asset will also be restored and put to good use without major alteration.  
 
 
 
 
© YOURSPACE 2008 
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APPENDICIES 2: INFORMATION LEAFLET DELIVERED TO LOCAL PROPERTIES 
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APPENDICIES 2: LIVE/WORK INFORMATION 
 

Designing live/work: have you ticked the right boxes? 
OUR MARKET 
The first and most obvious requirement is thinking about who you hope will want to live in your scheme and whether they’ll be in the market to buy, rent or part buy. Fledgling 
start-up or microbusinesses might be in no position to lay out huge sums right now, so building something they’d love but can’t afford is a no-no.  
You’ll need to offer a basic structure and services they’ll find essential, like an affordable and reliable internet connection. But also make sure there’s capacity for residents to add 
on and embellish their facilities as and when their business takes off.  

   
If you’re aiming at more established businesses, there’s more than a good chance the work side will come with a family they made earlier or they’ll have household aspirations that 
include a private garden, shed and ample room for guests. Allow too little living space and your market share could diminish accordingly.  

Local planners can have very fixed ideas about the proportion of living space to work space they’re prepared to accept, almost certainly reflecting local targets for employment and 
manufacturing.  
The long-held view that business and residential uses should operate in disparate zones is looking increasingly outmoded. But many boroughs remain reluctant to approve schemes 
that on paper may risk turning land previously used for commercial or industrial purposes into residential. The upshot is sometimes an insistence on a 50:50 live/work divide.  
This raises two challenges. The first is that this split may be unsuitable for the building you have in mind, with buildings in need of refurbishment – especially if they’re listed or 
subject to a preservation order – posing particular problems.  
Mortgage lenders too have very fixed ideas on floor space with almost all singularly reluctant to offer residential mortgages on properties where the work element exceeds 40% of 
total floor space. Their prime concern however is potential problems with on-sales if the borrower defaults on mortgage payments. So planners need to realise that the 50% rule is 
usually just not viable.  
‘My view is that mortgage companies are slowly waking up to the fact that this is a strong and growing market,’ says sculptor Jeff Lowe, the pioneering developer behind Havelock 
Mews, a thriving south London live/work enterprise based in neighbouring converted warehouses.  
‘More and more people are realising they don’t have to be stuck doing these long commutes – people will always want this sort of property.’ In fact by adding another storey to his 
latest live/work conversion, Lowe was able to also resolve the planner’s requirement that half the building he was converting be used for work purposes. Of course this is not 
always a viable option.  
But matching lender’s conditions with those of your local planners can be problematic. Do your homework to find out what live/work ratios have worked elsewhere so you can, if 
necessary, build up a solid argument to support your case.  
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In Birmingham, for example, city planners suspended their preferred 50:50 live/work ratio for a Viti Developments scheme in a listed building in the city’s historic Jewellery 
Quarter. ‘When Viti bought the building it already had consent for live/work but they couldn’t see how to make a 50:50 split work without a lot of [structural] alterations,’ senior 
planner Diane Sampson said.  
‘We’d have had to erect new internal walls which didn’t sit well with a listed building and it would have marginalised the sort of creative people who’d like the natural light in the 
building,’ added director Hannah Martyr.  
An additional complication is that at 50% work use, a building is deemed mostly commercial, throwing capital gains tax, VAT, business rates (and ‘probably two sets of bins’ 
according to Martyr) into the mix for buyers. While some live/work schemes, and the businesses prepared to buy in to them, can support this, for a micro- or start-up business, it 
could be a strong deterrent. 
Proper separation of living and working areas is perhaps the most important element, with discrete entrances to both. The separation of space and access means it can be business 
as normal for staff or colleagues if you take a break or (anathema to the self-employed) you’re too sick to work.  
‘People like some kind of separation between their work space and their living area, particularly if there’s more than one person working there,’ says Alan Camp of Alan Camp 
Architects. ‘We design them so they’re proper live/work units, not just space where a bedroom can be used as a work space.’  
Camp launched his own practice from a live/work unit so has been able to draw on his own experience. ‘We separate them out so there’s a clear definition – that is your work area 
and that is your live area.’  
This delineation should be self evident from the design, before anyone has moved in. ‘You should make clear through the design that it’s a proper workspace and not a converted 
bedroom,’ says Piers Taylor, a partner in the Mitchell Taylor Workshop, which has been involved in around 20 live/work developments over the last couple of years.  
In a flat, having the work area on the lower floor and the residential upstairs means minimal disruption to home life. But in the USA, where live/work is rapidly becoming a 
mainstream option for planners and developers, a wider range of models has evolved to suit different household and business needs.  
People with a family, for example, might opt for 'live/work nearby' where, as the label suggests, the work premises are in a separate building – at the bottom of the garden maybe, 
or a short walk away. But in the UK it is hard to see how this can be called live/work. 

Good natural light, sufficient room to manipulate messy or delicate materials and more space to store bulky materials are absolute requirements for some creative endeavours. And 
many start-up or micro businesses may well be hoping in the medium to longer term to expand their operation without having to up sticks and move.  
Allow too little or inappropriate space for the work element and the occupier might be tempted to use the entire unit for residential. ‘I’d say around 50% of developers are getting 
it wrong,’ says Jeff Lowe.  
At Havelock Walk, he not only has a studio/workshop and office, he has a gallery providing exhibition space where he can display his own sculptures and that of his neighbours, all 
of whom are engaged in creative industries, from ceramics to photography.  
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‘If it’s an area that’s perhaps not particularly desirable, as a lot of live/work units tend to be, then as a developer you have to offer people what they won’t get elsewhere – the big 
spaces and the high ceilings. Why else would they put up with all the limitations of living in that area? High ceilings are crucial but a lot of developers – if the units are being built 
from new – won’t put them in because it adds to the cost. They think they won’t get that investment back, but of course they do.’ CAPACITY FOR EXPANSION 

A stable community is a real plus for live/work so you’ll want to avoid a situation where residents are forced to move out if their partner moves in with them, or they have a child. 
Equally, they might want to take on staff so it’s essential they can adapt the space on offer to suit their new circumstances.  
‘You might be marketing a unit that’s absolutely great – until you’ve got kids,’ says Julian Hakes of architects Hakes Associates, who live and run their practice from the Jam 
Factory in south-east London. ‘Flexibility is absolutely essential – you need to allow people to bespoke their spaces. There’s not just one single model of a business.’ BUSINESS 
PRACTICALITIES  
Is the work area equipped with the basics your clients will need to run their business? And if they are going to want extras, will you provide this or can they get them installed 
without tearing up the floors and gouging holes in the walls? Your priority should be sufficient wiring, and that means more than just a couple of plug points for the telly and DVD 
player. With wireless technology still liable to wobble, you will also want to build in hardwiring for Ethernet links.  
A second consideration should be extra floor loading to support heavy commercial equipment or materials. And you’ll want entrances large enough to offer easy access for 
deliveries of bulky or heavy equipment and supplies.  
Soundproofing will also need to be substantial. The whole point of live/work developments is mixed use, so you will not want your occupants driven mad by the noise of their 
neighbour’s business (or family).EN IS GOOD 
Live/work has been an element in pioneering eco-schemes like Peabody Trust’s BedZed, which in some respects has learnt the hard way what works and what needs further 
tweaking. With the government now demanding strict targets for energy efficiency in all new homes, live/work is in a strong position to set a  standard that also takes in the 
practicalities of running a business.  
The green angle is also a very strong selling point for marketing to live/workers. That most take environmental concerns seriously is evident in their decision to stop travelling to 
and from a far-flung office.  
There’s the added bonus of being able to promise genuinely lower fuel consumption and running costs by ensuring your scheme is built to withstand extremes of heat or cold. All 
live/work schemes should be designed to minimise noise transference and well insulated to ensure a comfortable ambient temperature without the need for extra heating or 
ventilation. Where these and other energy sources are needed, using renewable technology will have the added bonus of protecting against utility power shortages and cuts.  
Ample natural light in the work area is a must. A lot of potential buyers and renters will work in the visual arts or design and artificial light will affect their ability to work with 
colours, shapes, light and shade, as well as adding to their energy bills.  
The surrounding environment is just as important. Businesses tend to generate a lot of waste, much of it recyclable, and they won’t want it building up in a corner inside their 
premises. So you’ll need a rodent-proof space for storing rubbish and recyclable waste that is also accessible to heavy vehicles.  
As for organic waste, can this be composted locally? Many schemes now include compost bins as a matter of course, with some also offering garden allotments where residents can 
use their compost as nature intended.  
And finally car usage... in many urban areas, there may already be a host of alternatives to travelling by car. But with the cost of public transport increasing, sometimes matched 
by an equivalent loss of comfort, safety and convenience, what are the alternatives? If your scheme is off the beaten track residents may have no choice but to sometimes travel by 
road.  
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It makes sense then to anticipate your residents’ travel needs – offer plenty of space for parking bicycles (securely) and consider setting up a car pool or buying into a local car 
sharing scheme.  
It may sound trivial, but what will the views be like? Working on your own can be a lonely endeavour so being able to see other people (or even a few birds or trees!) can ease that 
sense of isolation. Much more depressing is staring at a brick wall or a corner under the stairs.  
If you can see who is approaching the premises there is also the added benefit of enhancing security. And who among us welcomes cutting an important phone call short to answer 
the doorbell only to find a pair of strangers on your doorstep keen that to start you subscribing to Watchtower.  
‘Often our units will overlook large communal gardens – we’re not talking terraced houses with back yards here,’ says Piers Taylor. ‘But I have to say we do tend to save the best 
views for the residential part of the building. That’s based on the feeling that when you’re working, you’re working, so the south facing views for example would be the residential 
ones – the ones you use for recreation.’ ITY 

That’s a community in two senses, business and social, and the more shared space designed into your scheme – be it meeting rooms, communal IT facilities or a café or recreation 
area – the more chance it will succeed on both levels.  
Shared business facilities will help neighbours to network, perhaps finding new clients or a service that will boost their own enterprise. An absence of opportunities for human 
interaction is arguably live/work’s weakest point so engineering social contact between live/workers is very important.  
Many of the more successful live/work developments have taken this aspect one step further by designing in premises for a business hub offering actual or virtual office services 
along with commercial equipment that small or start-up businesses find useful but can ill afford. The cost of buying and maintaining this could be subsidised by the developer, 
added to service charges and/or offset by hiring equipment and/or meeting space to others locally.  
And at the end of the working day, these communal facilities should allow neighbours to relax, socialise and help each other out. ‘There’s such a strong sense of community in the 
live/work world,’ says Julian Hakes. ‘The thing that really frustrates me is people buying live/work units and not using them as that. Community spirit is at the heart of live/work, 
and people flouting it are destroying the very thing that makes it work.  
‘We’re really feeding into the local community with our company, and without something like this it would have been very difficult for us to have built a business. We had a client 
over from Dubai recently’, he says, ‘where this kind of thing is pretty much unheard of. He couldn’t believe what a fantastic, creative environment it was for kids to grow up in.’  

 
 


