Design and Access Statement

Land to the Rear of 29 Church Hill
Royston, Barnsley
South Yorkshire

S71 4NQ
Proposed Detached Bungalow
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1.0 Proposals

The proposal is to erect a four bedroom detached bungalow on land situated to the south of 29 Church Hill, Royston. The existing property is a split level house due to the steepness of the site and is has an existing drive way on the eastern side to serve a double garage in the rear garden. There is a space at the western side 5.2 metres in width that it is proposed to utilise as a second drive to serve the new bungalow.
 The site location is shown on the plan within the planning application documents reference Spencer-LC1.

2.0 Context

There are no economic factors to be taken into account in the proposals. 
The site is a large garden area sloping down to the rear boundary to the south.

The development will not have an impact on local services due to its scale.

3.0 Uses

The site is vacant and part of the rear garden to 29 Church Hill.
The application site is unallocated on the Barnsley Unitary Development
Plan First Alteration which states:
'Land or buildings within the Plan area which are not identified by any specific policy or proposal are expected to retain their existing use, or to conform to the predominant land use of the immediate area, for the duration of the Plan period,'
4.0 Access

Both pedestrian and vehicular access is taken from the vacant side plot by constructing a new drive way with retaining walls to protect both number 29 and 27 Church Hill. A boundary close boarded fence will be constructed on the side nearest to 29 Church Hill as there are 2 windows in this gable to basement store rooms that are partly underground.
Public transport is available along Church Hill and it is 700 metres from the recognised centre of Royston where there is a busy shopping area.
Church Hill is subject to traffic calming and residents parking is identified along side of the road as some properties do not have private drives

5.0 Amount and Scale
The site is considered of sufficient size to accommodate the proposed dwelling. The site is area is 980 sq metres in total of which it is proposed to take 670 sq metres for the new access and bungalow plot. 
A bungalow design has been chosen for the new property due to the position of neighbours land and private gardens. 

6.0 Landscaping

There are 2 small trees to be found on site that will be removed by the proposed development. One is a chestnut tree, and the other a plum tree.

They are both less than 10 years old and can be replaced by similar trees in what will be the rear garden on the new bungalow.

The site is adequately fenced with palings and wire to 31 Church Hill, and mature privet hedges between 1.5 and 1.8 mts high to the boundary with 27 Church Hill.
Additional boundary treatment particularly, on the eastern side will form 1.8 metre close boarded fence to maintain privacy to the garden of 31 Church Hill or the resident will be consulted to agree a boundary treatment. The western boundary can have the same treatment but this is already heavily planted with a dense privet and trees behind. There is an existing hawthorn hedge about 900 high to the southern boundary backed by trees and hedges surrounding the drainage ditch.
Because of the existing site levels, a further proposal is to screen fence the newly created boundary with number 29 Church Hill as the bottom of that site will have predominant views into the newly created bungalow plot without a fence.
Additional screen planting with climbing plants would also be beneficial to the existing double garage on site due to its stark construction of concrete blocks and pebble dash panelled walls.

7.0 Disabled Considerations.

The dwelling will have a level threshold close to the vehicular holding area and entrances and any necessary ramps will be provided under Part M of the Building Regulations.

8.0 Safety and Crime prevention.

The drive and the external entrances to the proposed building will be provided with low energy efficient lighting controlled by light sensors to trigger in hours of darkness.
9.0 Consultations

The occupants of 31 and 29 Church Hill have been sent letters informing them of the proposed development and requesting any comments from them.

This application will be subject to the statutory consultation required under The Town and Country Planning (General Development Procedure) Order 1995.

A pre application enquiry was sent to Barnsley Planning Department on the 25th April 2008. This is discussed further in paragraph 15.0. 
10.0 Evaluation

The amenity areas proposed are in excess of the recommendations due to the area of the rear garden.
The materials recommended are red brick walls with a concrete tiled roof. The theme in the locality is very mixed due to the spasmodic times that the properties have been erected, particularly on the southern side of Church Hill. 27 Church Hill is a red brick house with a gabled red tiled roof and 31 Church Hill is a red brick house with a hipped slate roof. 29 Church Hill is a part red brick house with top half render with a hipped red tiled roof.
11.0 Drainage E44,45,65

The foul drainage form the dwelling will be taken into the existing drainage system that runs through the plot. It will have to utilise a pumped system that will involve installing a tank to store the effluent that is then pumped up to an existing manhole to then gravity flow into the public system.
Details of a recommended plant adequate for this project are shown on  plan ref Spencer-DR1 in Appendix 1.
Surface water run off can be dealt with under a sustainable regime by a combination of methods employed on this site due to its topography and location near to the drainage ditch on the southern boundary.
12.0 Flood Risk Assessment

The drainage ditch adjacent to the southern boundary is in a flood risk area according to the records held at the Environment Agency website.
Due to the steepness of the site, the plot is clear of this area. The ditch is approximately 700mm deep and rarely contains visible water according to local knowledge.
Also, following the introduction of PPS25, consideration is to be given to reduce the surface water run off from the site using sustainable methods.
The target is a 30% restriction of the existing rates.

12.1 Methodology
The topography of the site dictates that several methods of sustainability are recommended on this site to achieve the maximum results.

Of the 670 sq mts of the site, there are proposed 260 sq mts of hard areas made up of the drive, bungalow and garage.
These methods recommended are ;

a. Grasscrete construction

b. Catchment grids

c. Gravel Beds

d. Grass Swale
These treatment areas are shown on the application plan Spencer-DR1

a. Grasscrete

The initial 7.5 metres of proposed driveway will be a concrete construction due to the site levels and excavations on site. The proposed surface from there in will be formed with a grasscrete construction. This is a concrete base laid on sub base with soil and grass planted within the framework. It has the effect of providing a large soakaway area through the construction cells to the sub base and then existing strata.

The manufacturer can provide a specification to accommodate any gradient and design to accept loads from pedestrians to heavy goods vehicles. 
A full specification for this product is included in the application details.

b. Catchment grid

The terminus of the drive should have a catchment gridded drain installed to act as a safety valve in extreme cases of a flash flood and this should feed into a gravel drain underlain with porous material to the sub strata.

c. Gravel Beds

 Due to the topography of the site, a gravel bed cut off drain should be    constructed at the base of the common boundary formed to alleviate any future problems between the neighbours arising from the existing drive and turning area.

d. Grass Swale

 This new ditch constructed as a boundary soakaway to take the roof   water from the bungalow should be more than adequate to take care of the roof water. The area of roof is 117 sq mts, the recommended size of soakaway is 1/40th of the area that it drains, so the required area of swale is almost 3 sq mts. The swale shown on the attached plan is 16 sq mts.
If the above recommendations are implemented, the result would be in excess of the PPS25 requirements in relation to the prevention of flooding by restricting the surface water run off from this site by more than 30%.

13.0 Design

The design of a dwelling on this site has to take into account the existing development and site constraints.

To this end, a bungalow is recommended with additional accommodation within the roofspace.

A suggested layout is shown on the attached application plan Spencer-EL1. 

The aspect from the bungalow is south to take advantage of the views into the greenbelt. There are no windows proposed at ground floor level in the western or eastern elevations to protect the private amenity areas of the adjacent properties.

There is one window proposed in the southern elevation at first floor level to a bedroom that will not look directly into adjacent gardens.

Light and ventilation to the first floor bathroom and bedrooms will be by using velux windows sited so that they are not intrusive to the neighbouring property.
A close boarded boundary fence to the newly formed common boundary with number 29 Church Hill will protect the amenity area to the proposed bungalow.

The proposed access can be assessed by viewing the existing access to the other side of the property where it can be seen to work. Photographs of  the existing access are shown in Appendix 1.

There is a distance of 26 metres between the rear windows to 29 Church Hill and the rear windows on the northern elevation to the bungalow, the minimum distance recommended is 21 metres.
With regard to garden and amenity areas, the recommended length is 10.5 metres. The development proposes a rear garden to number 29 just under 11 metres long, and a rear garden of 10.6 minimum to 12.5 metres to the bungalow. Both these gardens areas are on the south side.  

14.0 Policies

H6 of the UDP is applicable to this site and states ‘’Proposals for residential development including those for the renewal of a previous planning permission should

 a) be located within or form an extension to an existing settlement or urban area, and

b )comprise the reuse of previously developed land or the conversion of an existing building, or

c) constitute infill within an existing settlement or urban area, subject to the need to protect urban greenspace in accordance with Policy L3.

In all cases proposals should:

1) be compatible with the settlements size, character, location, setting and amenities, and

11) conform with policies in the plan that safeguard land for the purposes, and

111) be in accordance with transport policies relating to development, particularly policy T2, in taking proper account of transportation and land use relationships, and 

1V) not exceeding the capacity of existing or committed infrastructure and community facilities and services, and provide a high standard of housing environment and building design in all cases subject to local planning, transport and environmental considerations.

Policy E52 of the UDP provides guidance in respect of the impact of the development on the amenity of its locality stating:

‘’Development that has a significant detrimental impact on the amenity of its locality by virtue of its appearance including its scale, materials and colour, its orientation or its effect on a sensitive location will not normally be permitted.

Policy T2 of the UDP provides guidance in respect of the impact of the development on highway and pedestrian safety, its states:

Proposals for development should be located in accessible locations in order to ensure sustainable development in accordance with the following criteria:

1) where it can be served adequately by public transport services

11) where the traffic generated can adequately be accommodated by existing highways and will not create or unacceptably add to problems of safety, environment or efficiency on the highway network.
PPG3 Brownfield sites:
PPG3 sets out the Governments proposals for meeting society’s need for additional housing and for creating more sustainable forms of development through:

giving priority to re using previously developed land in urban areas.
SPG3 Infill Development
The relevant paragraph in this guidance states:

Development will usually be allowed unless:

a. Mature tress or other valuable landscape features would be lost

b. An open space which contributes positively to the character of the area would be lost

c. Existing or proposed dwellings would not have enough garden space

d. Existing dwellings or their back gardens would be overlooked or overshadowed to an unacceptable extent

e. Existing residents would experience material increase in noise, disturbance or loss of privacy due to additional activity and vehicular movements close to their dwellings or gardens

f. Satisfactory access or parking arrangements cannot be achieved for either existing or proposed dwellings

g. Development of the site would be piecemeal and could prejudice the possible future development of a larger area of land or make it difficult to achieve in a satisfactory manner.

h. Development would harm the character or appearance of a Conservation Area or listed building

15.0 Evaluation
At the time of writing this report, no replies have been received from the neighbours who have been informed of the development.

A pre application enquiry was sent to Barnsley MBC Planning Department and the reply contained the following points:

a. The proposal would be an undesirable form of backland development

b. The adjacent dwellings all have large rear gardens which back onto safeguarded and greenbelt land. The proposed dwelling would reduce the garden of 29 Church Hill and would alter the character of the application property and the immediate area to an unreasonable degree.

c. The proposed dwelling would increase noise and disturbance for the application property and the adjoining neighbours which would be unacceptable.

d. The front elevation of the proposed dwelling would also contain habitable room windows which would increase overlooking and reduce privacy.

e. If a dwelling was approved in this area, it would set an undesirable precedent and would reduce the character of the area further.
It is appreciated that the above points were made before a survey and study of the site was made in order to determine the suitability for the development. However, the design submitted with this report addresses the above points as follows:

a. The proposed dwelling sits very comfortably in the rear garden of 29 Church Hill due to its shape and size. Backland development is an appropriate use of land in line with recommendations made in PPG3 in that it gains a plot that would otherwise be supplied from  a Greenfield site.

b. Both the existing and proposed developments have in excess of the minimum requirements contained in the Residential Design Guide as shown in this report and the application plans in relation to window to window distances and amenity areas, drives and turning areas.

c. There are no openings in the gable end of 27 Church Hill where the new driveway is proposed, so there cannot be a noise problem created by the development. The existing windows to the side elevation to 29 Church Hill are to a basement storage area and a secondary window to the rear room as this room has its main aspect to the garden through patio doors. These basement windows are to be protected with a close boarded fence erected on top of the retaining wall. Also, 29 Church Hill has its own driveway and turning area unaffected by the proposals.

d. The windows in the northern elevation of the proposed bungalow are over 25 metres from the rear windows of 29 Church Hill, the recommended distance in the Residential Design Guide is 21 metres. The design of the proposed bungalow does not compromise the privacy of the garden areas of 27 and 31 Church Hill as discussed in paragraph 12.0

e. With regard to setting an undesirable precedent in this area:

1. I understand from my previous knowledge in making planning applications that ‘’each application is considered on its own merits, so precedents bear no weight’’

2. Just 60 metres to the east of this site, the plan attached Spencer-LC1 shows backland development at 41a Church Hill. Also, I have looked at a recent approval ref 2007/0725 at Hartgan, Pinfold Lane, Royston, just 750 metres from this site that sits on the boundary of the greenbelt that takes its access between 2 properties, 27 and 29 West Pinfold, so this is also backland development.   

16.0 Conclusion.

It is considered that the proposal involves an appropriate scale of development and would enhance the site due to its position, and can adequately be accommodated within the site without causing harm to the visual or residential amenities of the area.
It is considered to be a valuable addition to the land stock for the area without depleting the sensitive Greenfield land in line with Government policies.  

For the reasons outlined above, it is not considered that the proposal would conflict with any policies contained within the Unitary Development Plan First Alteration, Supplementary Planning Guidance or National Planning Policy, and the Local Planning Authority should be supportive to the scheme and approve the application in line with the details contained in this report and shown on the application plans.
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