 Designers of the Bellbrooke Avenue Housing Development 
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Proposed Social Housing Development
Of

10 No x three bedroom semi detached houses,
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1 No x three bedroom detached bungalow with full disability access
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Bellbrooke Avenue, Darfield, Barnsley S73 (E 4441025, N 405219)
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Step 1:  Assessment of Context
1.1. Introduction. 
This statement is submitted by NPS NE Ltd in support of a full planning application for the proposed code 4 housing scheme for 15 new houses off Bellbrooke Avenue, Darfield. This statement is drafted in the context of the CABE publication Design and Access Statements, How to write, read and use them (2006).
1.1.2 Basic Description: 

Redevelopment of site of former council housing on one side of Bellbrooke Avenue the other side currently being developed by Chevin Housing Association. The development will contribute to the regeneration of Darfield by offering a range of housing that meets local demands. The development has been composed and is designed to be complimentary to the development currently being constructed by Chevin H.A. The two developments when viewed together will broaden the range of property types and tenure options available.  Taken together with the “Decent Homes” work to the retained council stock and environmental improvements to the estate the development will assist in securing the long term sustainability of the area.        

The development is being taken forward under the Local Authority Challenge fund initiative which allows local authorities to seek government funding for the development new social rented housing. In this respect Barnsley MBC is working in partnership with Berneslai Homes to develop and manage the properties. 
1.2 Physical Context: 
1.2.1 Uses. 

The site was formerly occupied by council owned housing recently demolished for reasons of unfitness and uneconomic repair and improvement. It is adjacent to a similar site currently being redeveloped by Chevin Housing Association. It is approx 1 mile north of the centre of Darfield which is a small village community in the east of the borough with a range of basic services and facilities. 
1.2.2. Buildings/character. 

The adjacent existing properties in the residential areas are very poor quality system built concrete frame and plank dwellings , similar to the dwellings which occupied the site prior to there demolition. Opposite the site are the recently constructed semi detached 3 bedroom social housing redeveloped by Chevin Housing Association
 1.2.3. Spaces. 

The site has been cleared is now vacant awaiting development.
1.2.4. Access routes. 

The A635 Barnsley to Doncaster main road route runs within 500 metres of the site. Barnsley town centre is approximately 5 miles and Doncaster 10 miles from the site along a main bus route.  There is also a main rail route on the Sheffield Leeds line via Wombwell within 4 miles. 
 1.2.5.   Access to local services/transportation. 

Pedestrian There are a number of shops locally, including newsagents, post office, and a larger supermarket all within 0.5 miles

By Bus The site is well served by several bus routes, with stops located within the estate.

Services run directly to Barnsley and Doncaster Town Centres as well as providing connections to neighbouring villages. 

By Road The A635, approximately 0.4 miles provides the main route of access into the area, connecting Darfield to Barnsley to the West and the A1 (M) and Doncaster to the East.

By Rail The Rail Station is about 2 miles away to and is supported by local trains. Barnsley Interchange is approximately 5 miles away and is well supported by local rail networks. This provides access to neighbouring cities such as Sheffield, Leeds and the town of Wakefield.

By Air Robin Hood Airport, Doncaster is the nearest airport; approximately 15 miles and 32 minutes drive away. Leeds Bradford International is approximately 45 miles and 1 hour drive away.
1.2.6.   Any special designation (Conservation Area). 

None  
1.3. Site:
1.3.1.    Uses. 
The site has been identified as an area with a high demand for family houses and the site was considered suitable due to its location within an established residential area. The site is cleared with the roads still in place.

1.3.2. Buildings/character. 

The site is within a large housing estate with a large proportion of the immediate housing, owned by our client.
1.3.3. Spaces within the site. 

The development site is bordered by the rear properties off Rose Avenue and the front elevations of the new Chevin Houses on Bellbrooke Avenue the site is defined mainly by its sweeping topography which sweeps down Bellbrooke Avenue.
1.3.4.   Access through the site. 

As stated previously the site still has the existing roads and footpaths connecting the site to the adjacent housing estate. 
1.3.5.   Natural features (trees/hedges/water features. 

The site is predominately large expanses of Brownfield land with a few very trees dotted around the edge of the development site.
1.3.6.    Topography/gradients. 

The site is rectangular in shape, approximately 28 metres wide over the majority of the site and the longest part is roughly 150 metres long. The highest part of the site is approximately 4.5 metres higher then the lowest part of the site, with also a cross fall therefore creating level access to the new homes will be a real trial. 
1.3.7.   Any special designation (Conservation Area). 

As stated previously the site does not have any specific special designation.
1.4. Social Context:
1.4.1 Any effect from the loss of existing building/uses. 

The housing demolished to facilitate the redevelopment was at the end of its useful life and it was more economic to redevelop than refurbish. 
1.4.2. Any potential overlooking/overshadowing from the site. 

 The site is bordered on most sides by existing 2 storey housing, the layout runs parallel to Bellbrooke Avenue predominately facing north the nearest point to the rear properties off Rose Avenue is 29.3 metres and to the facing properties on Bellbrooke Avenue is 20.7 metres. Therefore none of the new houses cause any overshadowing or overlooking to the adjacent surrounding houses.
 1.4.3. Impact on any local services. 

The redevelopment of the site for housing will improve the viability and sustainability of local services, shops and commercial businesses.  

1.5. Economic Context: 
The detailed financial inputs that relate directly to the scheme are contained in the bid submission to the Homes and Communities Agency to secure a grant level of approximately 50%. However it is important to note that Barnsley MBC has made the following additional financial commitments over and above direct capital subsidy and “free” land. These include:

· Rehousing, service disconnections, demolition and site preparation costs both for this site and the adjacent scheme being developed by Chevin HA.  

· Works to provide improved roads footpaths and parking for adjacent properties to compliment development

· “Decent homes” works to adjacent properties within the wider estate.

· The release of other sites through selective demolition to continue the regeneration process in Darfield. 
 1.5.1 Jobs created. 
Barnsley MBC and Berneslai Homes are committed to the creation of jobs training and apprenticeships as part of our wider commitment to community sustainability.  As part of the contractual arrangements we will work with the contractor to incorporate a commitment to the provision of apprenticeships, training and local employment with specified targets for numbers and outcomes. This will be supported and guided by Berneslai Homes knowledge, expertise and successful existing scheme.  

Berneslai Homes have an excellent track record in providing training and employment opportunities linked to specific schemes. During the Berneslai Decent Homes Partnership between 2004 and 2007, contractor partners were tasked, through monitored Key Performance Indicators with employing an agreed number of apprentices each year (linked to allocated workloads). All partners met these targets with some exceeding minimum numbers. The apprentices took part in a nationally recognised initiative where the apprentices employed were charged with building a pair of semi detached bungalows for Chevin Housing Association as part of an Extra Care scheme adjacent to ongoing Decent Homes works. 

Berneslai Homes operates a training based initiative, Community Refurbishment Scheme delivering environmental improvements to complement Decent Homes works. Undertaking general construction operations the trainees work towards nationally recognised qualifications in construction and health and safety. Berneslai Homes have recently committed to employ trainees as part of the Future Jobs Fund initiative. 
 1.5.2 Support for local businesses. 

The redevelopment of the site for housing will improve the viability and sustainability of local services, shops and commercial businesses.  
 1.5.3 Impact on local services. 

By replacing existing family housing the development taken together with that of Chevin Housing adjacent will restore the balance and number of households required to support key local services and facilities including, primary schools, doctor’s surgeries, dentists and post offices in Darfield.    

1.6 Planning Policies: 

Regional Policy The draft RSS is a broad development strategy for the region, setting out regional priorities in terms of location and scale of development.

Local Plan The Barnsley UDP is the adopted local plan for the area. The site is specifically allocated for housing development in the UDP, and policies H5, GS2, T22 and T27 apply, which gives the general criteria against which new housing should be measured.

H5 The Council will promote diversity of dwelling type, size, density and design throughout the borough to meet the full range of housing need. In particular, the council will encourage, in appropriate locations throughout the borough: 

a) Housing for key workers.

b) Affordable housing and housing for rent.

c) Housing for the elderly and those with disabilities.

d) Homes intended for single person households.

GS2 The council will continue to reclaim and improve derelict, disused, degraded and under used land. Priority will be given to those schemes which provide sites for new development, especially for industrial, commercial or housing purposes.

T22 New development shall be provided with no more car parking, servicing and

Manoeuvring space than is necessary in order to ensure that there is no significant impact upon:

a) Highway safety.

b) The local environment including amenity of local residents and adjoining land uses.

c) The vitality and viability of Barnsley town centre and other shopping and commercial centre.

T27 The council will seek to encourage walking as a mode of transport, and the design and layout of all developments will be required to take account of the needs of pedestrians.
The development proposals are set in the context of the wider strategy of Barnsley MBC for addressing the housing needs, demands and service requirements of the population across the borough. A key element of this strategy is the regeneration of the housing stock in the former mining villages and the replacement with a range of housing types and tenures tailored to meet the needs of these communities.   

The development is also important to the regeneration of Darfield village as a self contained and supporting social and commercial centre. Barnsley MBC has brought together strategies for the improvement of existing housing stock, public and private, selective redevelopment and new build and investment in the areas infrastructure to facilitate long term sustainability.  The redevelopment of the Bellbrooke site by the council is critical to the local strategy as it will stimulate and promote complimentary developments both by the public and   the private sector. 

The delivery of the above coordinated by Barnsley MBC / Berneslai Homes offers added value as compared to the alternative of the traditional AHP route.  The partnership with Berneslai Homes to manage delivery and integrate the management of the scheme with existing stock is equally valuable to effective delivery.  These include: 

· Selective demolition (substantially compete) of old and outworn council stock that no longer meets local needs and demands.   

· Decent Homes work to adjacent streets in 2010 / 2011to bring the retained council stock up to standard. 

· Boundary treatments to adjacent streets to improve street scene and provide in curtilage  off road parking  

· Improvements to roads and footpaths and visitor parking to the remaining properties on Bellbrooke Avenue and the adjacent streets.  

Maximising links in terms of design and materials used across above initiatives, particularly the Chevin H.A. Development to produce complimentary and holistic approaches to building and streetscape design and wider regeneration.  
 1.6.1 Relevant national, regional and local policies 
 
PPG1 – Delivering for Sustainable Development Sets out the government’s objectives for the planning system placing sustainability at its core.

PPG3 – Housing Seeks to achieve high quality housing, a good mix reflecting requirements and the needs of the area and to use land efficiently and effectively.

PPG12 – Local Spatial Planning Sets out the Government's policy on local spatial planning, which plays a central role in the overall task of place shaping and in the delivery of land uses and associated activities.

PPG13 – Transport Aims to promote accessibility to jobs, shopping, leisure facilities and services by public transport, walking and cycling and to reduce the need to travel, especially by car.

Other National Policies The proposal is designed to fit with nation policy with regard to the provision of

Social housing in line with the strategic objectives of the Homes and Communities Agency. It is compatible with the Local Authority Challenge Fund and Approved Development Programme initiatives in terms of structure and design.
Step 2:  Involvement of Community Members
2.1 Neighbours consultation and the responses. 

Consultation has taken place with Local councillors and officers within the Housing Strategy team of Barnsley MBC. The development is in line with the Housing Market Renewal strategy and is supported in principle.  Internally Berneslai Homes has consulted its Housing Lettings and Waiting list management teams who operate the Choice Based Lettings system and nominations on behalf of the council. There is healthy demand for the entire unit types proposed.

We have extracted Housing needs and demand data relevant to the area and are confident of the long term sustainability of the proposed development.

As the adjacent site is currently being developed by Chevin HA we have been in discussions with them to make sure the developments are complimentary and consistent both in terms of design and unit types being produced. 

 2.2 Community involvement. 
As such there are no direct neighbours at this time and until the funding is confirmed it would be inappropriate to consult further with the wider community in Darfield. However once confirmed an event will be held to inform the local community. 

This will take place in late January and will give the community the opportunity to comment on and influence the detailed of the design.    

Step 3:  Evaluation:
 3.1. Integration of community and neighbour consultations. 
 Darfield has a clear self contained village identity although the A635 divides the area physically into two parts. Residents, have a clear desire to stay in the immediate area and not be relocated to other parts of the borough.  

The aims of this project are complimentary and consistent with other initiatives already underway across the borough.  The community, councillors and residents have been consulted and engaged in the principle of development and we will follow this up in the design process. 

The community are generally keen to pursue the provision of new development in the area. In part it will offer complimentary opportunities for long standing residents’ to stay in the area in property that better meets their needs.

The development follows the lead taken by Chevin HA as part of a sequential approach to the delivery of the other linked initiatives identified above. Taken together these will make a significant contribution to uplifting the immediate area and stimulating confidence for other developments and initiatives to follow.   

 3.2.        Integration of physical/ social/economic constraints on development. 
The main physical / social / economic factors that have been considered during the development of the project were that the application will begin to redress the shortfall of family homes and provide a variety of mixed tenure in the area. We hope to provide opportunities for people to aspire to own their own home, the proportion of mixed tenure to social housing will be about 1 to 3. The housing mix is selected to reflect the need for a mix of tenure, giving a choice for local housing needs. The site is well located in terms of access to schools, recreational areas, bus routes, local amenities and the open countryside.

 3.3.        Integration of planning policies within proposed design. 
 The design has also been informed by the policies listed in sections 1.6. and 1.6.1 Relevant national, regional and local policies and along with the other publications listed below. The proposed layout has been designing utilising the principles and guidance stated in the variety of documents listed here 1. Building for life, 2. Rethinking housing solutions, 3. Creating a sense of place. 4. Creating a secure neighbourhood, 5. Manual for streets, 6. Design and quality standards, 7. Lifetime homes, 8. Housing Quality Indicators version 4, 9. CABE sustainable design, 10. Affordable and sustainable housing, 11. Code for sustainable housing, 11. New building regulations, 12. Sustainable urban drainage, 13. Modern methods of construction, 14.Secure by design, 15. Highways department
 
Step 4:  Design Proposal: Tell the story about the design process
 4.1. Context/design rationale. 
 The client is a well established and responsible residential social landlord in the area. Their proposals make best use of a vacant site in order to meet high demand for family housing to rent. The demographic profile called for family homes, the development will be affordable housing and social housing all designed to code 4.
 4.2. Justification for use in terms of planning policies. 

 The proposed use of the site is for residential development accords with the aims and objectives of both government and Berneslai Homes in achieving the delivery of sustainable housing stock. 
Affordable Housing. The proposal is to develop and maintain a varied mix of housing in terms of type, size, tenure and affordability so that it contributes towards creating mixed communities. 
Design of New Development. In order to maintain and enhance local diversity all new development shall make a positive contribution to the environment and amenity of its locality by virtue of high quality design, layout and landscaping.  In particular proposals shall respect and enhance the character of the locality in terms of design, scale, massing, height, density, layout, materials and colour, along with enhancing ecological and landscape features. We have ensured the design incorporate arrangements for servicing, waste handling, recycling and storage; satisfactory screening where appropriate;
4.2.1. Justification for development. 
Barnsley BMBC and Berneslai Homes are committed to ensuring the regeneration and long term sustainability of Darfield. In part this will be achieved through the replacement of old and outworn housing stock with new development that better meets the needs of the community. 

The demolition of the former council stock and the work undertaken in partnership with Chevin HA on the other side of Bellbrook Avenue was an important first stage in this process. This will be enhanced by the “Decent Homes” work and associated environmental improvements to the retained stock consisting of boundary walls and off road parking, to be undertaken by Berneslai Homes in 2010. 

The proposed development represents an important addition to this long term strategy which will both address local needs and stimulate the market for further private and commercial development of housing and related elements. Together these factors will ensure long term sustainability of the built environment and the community.   

 4.2.2. How much development is proposed (floor space). 

The number of properties is actually less than the number that was previously housed on the site. The housing demand for rental properties has never been greater due to the gap between salaries and house prices. The property mix has been decided using Berneslai Homes housing need assessment. The floor space complies with the HQI's and is a requisite of the Code for Sustainable Homes.  
The overall site area is 0.35 hectares and we propose to construct 15 houses, which equates to a density of 42 houses per hectare.

The number, size and accommodation of the houses are as follows.

Type A, B and C 3 Bed 5 person 2 storey 92 sqm total numbers of dwellings on site 10.

Type D 2 Bed 4 person 2 storey 86 sqm total numbers of dwellings on site 4.

Type E 3 Bed 4 person single storey 87 sqm total numbers of dwellings on site 1.

Accordingly we feel that the proposed mix of house types achieves an appropriate balance
4.2.3. Distribution of development on site. 
 The original site layout prior to the demolition of the houses was semi detached houses parallel to Bellbrooke Avenue and the new development replicates this in layout, the main difference being that all of the new dwellings have on curtilage parking for 2 vehicles per dwelling.
4.2.4. Relationship of development to its surroundings. 

The proposed site layout is influenced by the shape, typography and area of the site as well as by the site constraints. The proposed orientation and position of the houses as been designed to minimize any potential overlooking to adjacent properties and the properties are predominately south facing to gain from solar energy and natural daylight. The allocated parking spaces are situated in front of or to the side of the dwellings to provide easy access to the proposed units. They have been designed in such a way to keep them clear from the access roads, with landscaping, planting and metal railings between them
4.3. Layout:  consideration of following factors:
4.3.1. Vision for the layout 
Working together with the adjacent Chevin Development the proposal will restore the street scene on Bellbrooke Avenue allowing for a variety of unit types and complimentary blend of design to meet modern standards of space and amenity. 

The units have been designed to incorporate “Lifetime Homes” and “Secured by Design Standards” and create a tenure blind appearance. 

We are aiming for a high standard of construction to lift the appearance of the area and have incorporated “Code for Sustainability” level 4 to achieve the council’s aims of reducing the carbon footprint and combating fuel poverty for the incoming residents.        

4.3.2. Gradients and topography. 
As stated previously the site slopes from west down to the east along the length of Bellbrooke Avenue, with the fall being in the region of 4.5 metres over the length of the site. The site also slopes by about 1.2 metres front to back of the site. All of the dwellings are to have level access to comply with life time homes and achieving this has meant introducing stepped semi detached dwellings. 
 4.3.3. Crime prevention measures. 
The new development aims to design out crime by providing natural surveillance in the layout and through careful detailing of enclosures and buildings. It was considered appropriate to ensure the development responds to the surrounding context and adheres to the core principles of Secured by Design which is relevant to this particular site. The units have been orientated to address the street frontage to provide an active street scene and thus afford the opportunity for natural surveillance. Rear garden boundaries back onto adjoining rear gardens are enclosed by 1.9m high timber palisade fence, the vast majority of cars are on curtilage parking with metal railings and gates to the front elevation gardens. All windows and doors will conform to the appropriate British Standard. Due consideration has been given to security; particularly in the design of the layout which seeks to minimise the opportunities for criminal or anti social behaviour, and security will be further enhanced by adopting specific recommendations from Secured by Design within the dwellings. All of the properties also have secure cycle stores within the rear gardens. Furthermore an application for Secured by Design accreditation will be made.

4.4.      Scale:  
4.4.1.   Size of buildings in relation to surroundings. The scale of the development is modest and reflective of existing density, providing 42 units/hectare. The scale of the development has been designed to reflect its surroundings which are predominantly two storeys residential in varying styles but with pitched roofs. It is considered that the scheme respects the visual environment in which it sits and would positively enhance the locality. Careful consideration has been given to the scale of the proposed development, in relation to the neighbouring housing, and to the problems created by the changes of level within the site. Privacy distances detailed with the planning guidelines have been taken into consideration, not only from within the site to surrounding properties, but also from neighbouring houses to within the site. The ground floor levels being positioned as close as possible to the existing topography.
 4.4.2.   Scale: height, width and depth of built form. The proposals are largely two-storey, with 1No bungalows, and are domestic in scale. The gradually sloping terrain of the site will add interest to the overall appearance  and scale parameters such as proposed heights, lengths and widths of individual dwellings will provide a visually attractive residential development in the area whilst the elevation aesthetic adding an innovative and modern elevational treatment to the existing urban grain.
4.5.      Landscaping:  
4.5.1. Landscaping principles.  The new planting will also provide a boundary treatment to create a natural buffer zone between the new and adjacent development as the development is approached from Salter brook Road. Private amenity/gardens are provided for the residents which causes no overlooking. Supplementary planting will be provided between them as well as the parking court area to the front. Paved surfaces will provide a smooth, even, and well laid surface to avoid tripping hazards from within the parking court to the dwelling entrance. Also to increase well-being, gardens are positioned to create quiet areas for enjoyment.
4.5.2. Landscape details. Enclosure to the dwellings will be steel railings 0.9m high to enclose the front gardens, and boundaries to the rear and side will be new and upgraded with 2.0m high timber boarded fencing.
4.5.3. Future maintenance information.  The planting to the adoptable areas are low maintenance and the boundary treatments are robust.
4.6. Appearance:  
4.6.1. Appearance and materials/colours/textures.
 The majority of the dwellings are semi detached and quite traditional in their proportions. In the vicinity the predominant materials are brick walls (some with and some without a render finish) with tiled roofs and upvc windows. Aside from the use of brick facing and pitched roofs, there is not much of a local vernacular to speak of. Colours of brickwork vary, as do window and door details, 

The scheme will be constructed of a mix of render and brick, the roofs will be of a black/grey tile or red concrete pantiles to respect those of the adjacent properties, each dwelling will have a main brick to the elevations, with string courses, cills, and heads and below dpc in a secondary brick. The windows will be upvc high performance white finish and the rainwater goods and fascias and barge board to be in black upvc. It is intended to provide brick walls rather than fences to boundaries of the site where they border public spaces and metal railings to the front elevation gardens. This will provide a more defensible boundary and a better visual aspect to pedestrians
4.6.2. Construction and sustainability. 
The housing layout is compact, favouring semi detached to minimise external wall areas, increase thermal efficiency. Special attention will be given to eliminating thermal bridges which is supported by advanced window technology insulated glazing with a good solar heat-gain coefficient, low-emissive coatings, with air-seals and specially developed thermally-broken window frames. The building envelopes will be extremely airtight compared to conventional construction. Air barriers, careful sealing of every construction joint in the building envelope, and sealing of all service penetrations through it are all used to achieve this. 

Homes are designed to maximise passive solar energy and are fitted with specially designed photovoltaic (PV) panels, The buildings, when complete, will achieve a minimum Level 4 of the Code for Sustainable Homes, by careful consideration of insulation standards, detailing of all components to avoid heat loss, and at the same time proving an acceptable environmental standard for the residents. The construction techniques and technologies are already in existence. The construction process will incorporate good practice in terms of minimal transportation of goods and site waste and spoil. Where possible materials will be sourced locally, and chosen for their potential recycling properties.

4.6.3.    Lighting proposed. 
Vehicle and pedestrian routes will be well lit by street lighting designed to the standards required to achieve its adoption by the Highway Authority, with the luminaries designed and maintained to meet the standards laid down in BS 5489 and described in ‘Inclusive Mobility’ (DfT).

4.7. Access.
 Public transport. As noted above the area is located within a convenient distance of local amenities and across the estate there are a variety of local bus services. Vehicle.  The supporting documents demonstrate the car ownership within the area. The proposal provides 2 car curtilage parking spaces per unit to over 90% of the development. Pedestrian. All dwellings are provided with level access to the proposed units.

4.7.1. Site access. 

Safe access into and out of the site for vehicles , with an layout that inherently restricts traffic speeds, is safe, convenient and attractive routes  and car parking integrated into the design to reduce its impact and create a high quality public real. We have also allowed easy access for all members of the community such as disabled people, elderly people and people with push chairs or young children, throughout the entire site.
4.7.2. Levels: details of ‘inclusive’ design approach. 

All of the entrances to the front and rear of the properties shall have a level access, and have a level access from the on curtilage car parking spaces with ramped access with a maximum gradient of 1 in 12.
 4.7.3. Fixtures and fittings. 
 All dwellings achieve all 16 points of the Joseph Rowntree Foundation Lifetime Homes Standards, part M of the building regulations and achieve a very high standard when assessed against the housing quality index particularly with regard to Unit 5 Size, Unit 6 Layout, and Unit 7 Noise, light, services & adaptability. Room layouts permit varied furniture arrangements and non-load bearing internal partitions allow for later adaptation. Ground floor doors and toilets are all wheelchair accessible for lifetime living. All of the houses can have stair lifts, through floor lifts and hoist accessibility from the main bedroom to the bathroom.
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