[image: image1.emf]

[image: image1.emf]
i)
BACKGROUND. 

This Design and Access Statement is submitted in support of the above mentioned application. The submission is made as part of the adopted requirements under the provisions of the Planning and Compulsory Purchase Act 2004 and advice in DCLG Circular 01/2006 which sets out the requirement for a planning application to be supported by a Design and Access Statement. This statement is also drafted in the context of the CABE Publication “Design and Access Statements”. 

This application is for the change of use of the existing public house to 6 No apartments.  The use will involve only minor changes to the external appearance of the building but will be refitted internally to facilitate the proposed use.

The application is also supported by full plans and details.

It will be noted that discussions were held with the Council’s Planning & Highway Officers at pre-application stage.

a) 
Site Assessment. 

The subject site extends to some 0.05 hectares or thereabouts and is rectangular in shape.  It comprises of the public house which fronts on to the highway – Highstone Road.  To the rear and east are existing parking and hardstand areas.  The site abuts residential development to the east and an area of open land to the north (which we understand has been granted planning permission for residential development).  To the north west is a Nursing Home and to the south residential development.

The property forms a former public house and is located within walking distance of shops and local facilities.  The site is in a sustainable urban area and the proposal is for the reuse of previously developed land.

We are not aware of any listed buildings adjacent to the site nor is the site within a Conservation Area.  There are no trees within the site.  There are no site specific policies in the UDP in relation to this site.

b) 
Involvement. 
Draft plans were forwarded to the Council’s Planning Officer, Mr J Hyde, prior to the submission of this application.  As a result it is understood that there is no objection in principle to the development of this site for residential purposes as confirmed in the email received from the Council’s Officer and enclosed with the application.  Discussions were also held with the Council’s Highway Officer, Bob Knell.  In drafting up this scheme the applicant has engaged the following consultants:-

(i)
Chartered Town Planner;

(ii)
Chartered Architect;

(iii)
Highway Engineer.

c) 
Evaluation. 

In considering a scheme for the site, a number of opportunities and constraints were identified other than the requirements to meet the council’s general standards, as follows: 

1. It was identified in the first instance that residential development was considered appropriate for the site owing to the nature of the development around.

2. It was identified that the scheme could be undertaken with minimal impact on the external appearance of the building.

3. It was considered that the removal of the public house would be beneficial to the residential amenity of nearby residents.

d) 
Planning Policies. 


(i)
Local Planning Policy

The site lies within a housing policy area on the Council’s adopted Unitary Development plan. Its reuse for residential purposes conforms with the Council’s relevant housing policy H8.

It is confirmed by the Council’s Planning Officer that the proposal is acceptable in planning terms.

The proposal has also been considered in light of the Council’s supplementary planning guidance notes (SPGs).  Of particular relevance is SPG2: The Design and Layout of New Housing.  Consideration has been given to the guidelines and suggested standards set out in this document to ensure a good quality housing development which makes a positive contribution to the community in which it is located.

(ii)
National Planning Policy

The following Central Government Policy Guidance is also considered to be relevant.

(a)
Planning Policy Statement 1: Delivering Sustainable Development

At paragraph 5 of PPS1, it states that:-

“Planning should facilitate sustainable and inclusive patterns of urban and rural development by… ensuring that development supports existing communities and contributes to the creation of safe, sustainable, liveable and mixed communities with good access to jobs and key services for all members of the community.”

At paragraph 8, the advice underlines Section 54a and states:-

“Where the development plan contains relevant policies, applications for planning permission should be determined in line with the plan, unless material considerations indicate otherwise.”

At paragraph 22 regarding the prudent use of natural resources, it states:-

“Development plan policies should seek to minimise the need to consume new resources over the lifetime of the development by making more efficient use or reuse of existing resources.”

With regard to sustainable economic development, (vii) states:-

“Ensure the provision of sufficient good quality new homes in sustainable locations whether through new development or conversion of existing buildings.  The aim should be to ensure that everyone has the opportunity of a decent home, in locations that reduce the need to travel.”  

In relation to delivering sustainable development, at (viii) it states:-

“Promote the more efficient use of land through higher density, mixed use development and the use of suitably located previously developed land and buildings.  Planning should seek actively to bring vacant and underused previously developed land and buildings back into beneficial use to achieve the targets the government have set for development on previously developed land.”  

It is considered that this proposal clearly conforms with the above advice.




(b)
Planning Policy Statement 3

Central government policy advice contained in PPS3 is considered to be particularly relevant to this proposal.

The statement continues the objectives of PPG3 in promoting residential development in sustainable urban areas.  With regard to planning for housing policy objectives, it states that the planning system should deliver:

“High quality housing that is well designed and built to a high standard… Housing developments in suitable locations which offer a good range of community facilities with a good access to jobs, key services and infrastructure.”

Also at paragraph 11, the advice sets out:-

“Policies designed to achieve these outcomes based upon the number of concepts and principles including sustainable development which it states is a key means of ensuring housing policies help deliver sustainable development objectives, in particular seeking to minimise environmental impact, taking account of climate change and flood risk.”


At paragraph 14, it states that:-

“Local authorities should develop a shared vision with their local communities of the type of residential environments they wish to see and develop design policies that set out the quality of development that will be expected for the local area aimed at – creating places, streets and spaces which meet the needs of people, are visually attractive, safe, accessible, functional, inclusive, have their own distinctive identity and maintain and improve local character – under that promoting design and layouts which make efficient and effective use of land including and encouraging the innovative approaches to help deliver high quality outcomes.”

At paragraph 36 with regard to providing suitable locations for housing development, the advice states:-

“In support of its objectives of creating mixed and sustainable communities, the government’s policy is to ensure housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure.  This should be achieved by making effective use of land, existing infrastructure and available public and private investment.  …the priority for development should be previously developed land.”
At paragraph 40 with regard to effective use of land, it states that:

“A key objective is that local planning authorities should continue to make effective use of land by reusing land that has been previously developed.”

With regard to efficient use of land, at paragraph 45 it states:-

“Using land efficiently is a key consideration in planning for housing.”

ii)
THE SCHEME
The application is submitted in full for conversion and reuse of this existing public house to 6 No apartments.  4 No parking spaces are provided together with cycle and bin stores.  The conversion of the building requires major internal alteration as shown on the submitted plans, however, externally there are only minor changes to fenestration details.  It will be noted that the fenestration details are varied on the rear elevation only to accommodate the new use.  The front elevation facing on to Highstone Road requires no amendments to facilitate the proposed use.

iii) 
DESIGN AND ACCESS JUSTIFICATION

(a)
Use, Amount and Layout of Development
The site is located within a predominantly residential area with a mix of types and forms of development around.  This proposal will put to fully beneficial use this former public house.  It is clear from the submitted plans that the proposal can accommodate the use as proposed.  Access and parking arrangements have been discussed with the Council’s Highways Officer.

Details of crime prevention methods will be incorporated into detailed design.  However, secure fitting locks to doors and windows will be provided.  The parking areas are overlooked by the apartments and fully visible.  Appropriate lighting and boundary treatment will be incorporated into the proposal.

Safe and convenient access to the properties will be provided for all users.  Internally and externally the proposal will comply with building regulations in respect of disabled access.

b)
Scale, Appearance and Landscaping
The scale of the building is as existing. Minimal alterations have been made to the appearance.  Owing to the nature of the site there will be limited scope for landscaping.  The communal areas will be maintained in future through management agreement.

c)
Access
Details of access and highways are set out in the accompanying Highways Report.

iv)
OTHER ISSUES.
The proposal will provide for the reuse of an existing building in a sustainable location and the proposal will add to the choice of properties in the district and will also assist in upgrading the visual amenity of the area. 
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