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Introduction: 

 

Article 9 of The Town and Country Planning 

(Development Management Procedure) (England) 

(Amendment) Order 2015, requires a Design and 

Access Statement to be submitted where planning 

applications comprise a major development, the 

provision of one or more dwelling houses or when the 

floor space created by the development is 100 sqm or 

more.  

 

As at least the 2nd and 3rd of these criteria apply in this 

case, so this design and access statement has been 

prepared as far as possible in accordance with the 

recommendations of CABE guidance ‘Design + Access 

Statements’  

 

Note:  

 

Where adjoining development has been shown in 

submitted drawings and documents, access has not 

always been possible or practical to carry out a full 

measured survey. These buildings are shown with a 

reasonable level of accuracy commensurate with 

planning stage documents, but unless noted as 

subject to a measured survey are necessarily 

indicative. 

 

Drawings shown in this Design and Access Statement 

are not necessarily to scale, and reference should be 

made to the submission drawings where this is 

critical - which are within the limits defined above. 

 

Third party information has been provided to us by 

others with appropriate copyright release in place. 
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Process 

 

Assessment: 

 

The application site is located south-east of the centre 

of the village of Hoyland, Elsecar, an area to the 

south-east of Barnsley.  The site is made up of two 

parts, either side of the unnamed access road that 

leads to the “park and ride” site serving Elsecar 

railway station.  The larger part of the site is triangular 

in shape and bordered on one side by King Street 

(B6097), one by the un-named access road and the 

other by the railway line.  The smaller portion is 

bordered by the railway line, a wooded park area and 

residential properties. 

 

The site is not in or adjoining the Elsecar 

Conservation Area.  

 

The site is shown outlined in red on the extract from 

the ordnance survey plan shown in Figure 1 and 

circled in the aerial photography shown in Figure 2, 

below.  The area of the application site is 

approximately 0.87ha / 8,716 m² (2.2 acres), divided 

into two portions.  

 

 

Figure 1 - Extract from the ordnance survey - showing the two 

portions of the application site outlined in red.   

 

Figure 2- Aerial photography 

 

The site is currently overgrown with ruderal shrubs 

and grass, with a number of trees along the 

boundaries.  Part of the site was previously used for 

leisure and recreation, including tennis courts and a 

bowling green which fell into disrepair, and the 

northern part of the site was the site of King Street 

Primary School which was demolished prior to 1993.  

The unnamed access road was added in 2011 to allow 

access to a new “park and ride” facility at the railway 

station, to facilitate which the recreation facilities 

were demolished.   

 

The lower part of the site is also overgrown, and 

includes a valley and culvert that directs an existing 

water source under the railway and to the east of the 

site. Footpaths have established themselves by 

frequent use, but are not thought to be formalised 

rights of way.  

 

The application site is shown in Figure 3 below. 
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Figure 3 - The application site - as existing 

 

King Street runs along the north eastern boundary of 

the site, and is generally at a higher level, as the land 

form slopes substantially towards the south.   The 

road joins Hill Street which leads down to the 

pedestrian entrance to the railway station. 

 

The site slopes steeply down to the railway line from 

the top edge of the site, and the majority of the site is 

hidden from King Street by the properties that line the 

main road and the level difference.  The northern 

portion of the site that is not bounded by buildings is 

divided from the street by a brickwork wall with metal 

railings over.  The residential properties to the west of 

the access road are separated from the site by their 

rear gardens, a landscape band not affected by the 

proposals, and the access road.    

 

The railway station ‘park and ride’ to the south of the 

site is separated from the site by metal fencing and 

overgrown shrubbery. 

 

The photographs in Figures 4 to 24 below show the 

existing site and the surrounding context. 

 

 

 

 

 

 

 

 

 

 

Figure 4 – Smaller part of the site.  View north towards the 

existing housing.  

 

Figure 5 – Smaller part of the site.  View up the unnamed access 

road, station car park to the right.  The rest of the site is visible in 

the distance.  

 

Figure 6 – Smaller part of the site.  View west.  
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Figure 7  (top) – Smaller part of the site.  View up from the lower 

part of the site to the unnamed access road.  

Figure 8 (middle) – Unnamed access road.  The larger portion 

of the site is visible centre and the “park and ride” site to the right.  

Figure 9 (bottom) – Larger part of the site.  View east.  King 

Street is to the left and the station to the right.  

 

 

 

Figure 10 (top) – Larger part of the site.  View south towards the 

station car park.  

Figure 11 (middle) – Larger part of the site.  View west.  The 

unnamed access road sits between the site and the band of grass 

and housing.  

Figure 12  (bottom) – Larger part of the site.  View looking up the 

site towards King Street. 
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Figure 13 (top) – Larger part of the site.  View east.  King Street 
is on the left. 
Figure 14 (middle)  – Unnamed access road.  View down towards 
the station car park.  The application site is to the left. 
Figure 15 (bottom) – Larger part of site.  Corner junction between 
King Street and the unnamed access road. 

 

 

 

Figure 16 (top) – King Street.  Brickwork wall and railings marking 
the boundary of the application site shown to the right. 
Figure 17 (middle)  – View from King Street down into the site.  
Showing the level difference. 
Figure 18 (bottom) – View from King Street.  The boundary of the 
application site runs along King Street and the unnamed access 
road, which is to the right. 
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Figure 19 (top)  – Existing shrubbery and trees bordering the 
larger portion of the site.  Seen  from the unnamed access road. 
Figure 20 (middle) – View up the unnamed access road.  The 
larger portion of the site is to the right. 
Figure 21 (bottom) – View along Hill Street showing local 
amenities.  The back of these properties backs onto the eastern 
boundary of the site. 

 

 

 

Figure 22 (top)  – View down Millhouses Street.  The corner of 
the application site is visible in the distance. 
Figure 23 (middle) – View of the station access from Hill Street.  
The application site is beyond. 
Figure 24 (bottom) – View of the station from Hill Street.  The 
application site is beyond. 
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Planning History: 

 

The land is shown as undeveloped on ordnance survey 

mapping issued in 1903. 

 

  

Figure 25 – Ordnance survey mapping in 1903 shows the land the 
un-developed. 
 

However, the map issued in 193o shows King Street 

school occupying the larger, eastern part of the site, 

and the tennis courts and bowling green to the 

western part of the site. 

 

 

Figure 26 – In 1930 the school, bowling green and tennis court are 
shown. 

 

By 1993 however, the school no longer appears, 

although the bowling green and tennis courts are still 

shown at that time. 

 

 

Figure 27 – Ordnance survey mapping  in 1993 shows the school 
gone, but the bowling green and tennis court remaining. 

 
 
At the end of September 2010 however, application 

2010/0824 was approved to use part of the land 

formerly occupied by the school as ‘park and ride’ car 

parking for the existing railway station, providing 92 

new spaces and improving pedestrian access to the 

station.  

 

 

Figure 28  - The “park and ride” scheme as approved at the end of 
September 2010, as proposed. 
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Figure 29 - The “park and ride” scheme as built. 
 

As the alignment of the access road conflicted with the 

bowling green and tennis courts, its implementation 

meant that these were of course lost. 

 

Contemporaneously with this, outline approval 

2010/0825 was granted for a market residential 

scheme on the remaining parts of the site.  Details of 

the scale, layout, landscaping and appearance were 

reserved for future determination.   

 

The proposals comprised a development of 18 houses 

each of 3 or 4 bedrooms, in semi-detached, detached 

and town house formats, with the intention of helping 

the local authority, who were the landowner, divest 

itself of the remainder of the site.  The units were two 

or three stories high, with large integral garages and 

private drives.  It is hard to see how the proposals took 

into account the large level differences across the site, 

without extreme cut and fill required to make use of 

the site.  There is also a substantial area of open space 

to the western part of the site with no clearly 

established owner or occupier.  

 

 

Figure 30 – Layout of the residential scheme which received outline 
approval.  
 

Unlike the ‘park and ride’ facility and the still 

unnamed access road which have been implemented, 

the market residential proposals which gained outline 

approval were not developed during the 3 years up to 

September 2013 when the approval expired, and the 

remainder of the site was left in an un-used state.  

 

As there have not been any relevant changes to 

adopted policy since the expiration of the outline 

approval in 2013, the use of the site for residential 

purposes has been already established by the previous 

outline approval.   

 

The proposals which are the subject of this application 

are show in Figure 31 below. They go somewhat 

further than the scheme which gained outline 

approval, in taking account of the land form and the 

substantial slope across the site. 
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Figure 31 – The submission site plan 

 

The need to comply with requirements for 

overlooking, car parking and amenity areas was 

identified early in the process.  Key site constraints 

such as these were the subject of an extensive dialogue 

with the development control team, the narrative of 

which is noted below. 

 

A community consultation exercise was carried out at 

the beginning of June 2016, and the results are 

recorded in Appendix 7 below.  Other appendices 

incorporate information and reports required for 

validation including Building for Life (3), 

sustainability (4), geotechnical and mining (5) 

sustainable drainage (6) affordable housing (8), 

arboriculture (9) noise (10) ecology (11) and 

landscape design (12).   
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Involvement: 

 

First contact with the LPA in respect of the proposals 

was made in February 2016.  

 

In their initial advice, the planning officer (James 

Hyde), advised that as the previous approval had now 

lapsed so a new submission was required and a full 

submission - rather than another outline scheme - 

would be most appropriate.  The application would 

constitute a major development and would be subject 

to the requirements of the supplementary planning 

guidance.  

 

 

Figure 32 – Initial proposals issued on 3 February 2016 

 

The comments of the planning officer on the initial 

proposals showing 36 dwellings included the 

following: 

 

Direct vehicular access from the existing road to 
plots 9-18 would lead to the removal of the 
majority of existing trees, which is unlikely to be 
acceptable to the Tree Officer and would reduce 
visual amenity. 
 
The separate plot of land comprising plots 1-8 
seemed overdeveloped.  Separation distances do 
not appear to have been achieved and plots 1-4 
would be in close proximity to the private 
amenity space serving existing dwellings. The 
outline approval showed a far smaller number 
of dwellings in this part of the site. 
 
Car parking to plots 27-36 is generally in front 
of the houses and results in large areas of 
hardstanding which could dominate the 

streetscene, there would be little opportunity for 
soft landscaping. 
 
The front elevations of plots 19-26 would be close 
to the back edge of the footpath would appear 
dominant features with little opportunity to 
soften them with planting/landscaping. 

 

In order to address these comments the proposals 

were amended and re-issued about a week later on 12 

February 2016.   

 

 

Figure 33 – Amended proposals issued on 12 February 2016 

 

The units with direct access from the existing road 

were reduced, and the overall number of units 

reduced from 36 to 32 to allow more of the retention 

of existing trees, and additional landscaped areas 

added.  The parking for units 27-36 was amended and 

additional shared green space added to reduce the 

impact of the hardstanding.  Notwithstanding, the car 

parking was retained in front of the houses, to provide 

access compliant with by Lifetime Homes’ 

requirements.  To the south of the site the plots were 

moved backwards to give extra space between the 

footpath, creating additional landscaping.  

 

Following on from this, in June 2016 a community 

consultation exercise was carried out at Hoyland 

Library. Full size display drawings were on show and 

the architects, the housing association and a housing 

officer from the local authority were in attendance to 

explain the development.  The proposals were 

received well by those that visited and generally well  

supported.  Queries were limited to an existing road 
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which was actually outside of the scope of the 

application, and also whether any bungalows would be 

included.  The response was that the access would 

remain as existing and that no bungalows would be 

provided as the housing association had not identified 

a need for that type of property, but that all the units 

were compliant with Lifetime Homes and included 

ground floor spaces adaptable for bedrooms and 

accessible bathrooms. 

 

Since the initial contact with the local planning 

authority in February 2016, the community 

consultation exercise in June 2016 there was a lapse in 

communication with the local planning authority, 

which is attributable largely to the complexity of the 

agreements for the purchase of the land from the same 

local authority, onward sale of the completed 

development to the housing association and securing 

funding support from the HCA.  

 

With time now pressing, a pre-application meeting 

was held at the offices of the local planning authority 

on 08 August 2016, and including representatives of 

both the developer and the housing association.  

 

 

 

Figure 34 – Proposals tabled at the pre-application meeting of 08 
August 2016 

 

The local planning authority was represented by the 

planning officer (James Hyde) and team leader (Steve 

Kirkham), and their comments and queries were: 

Capacity of the site  
Overlooking distances  
Adjacency of the existing Electra Palace cinema 
building to the east  
Loss of existing trees  
Car parking at the front of plots  

 
Taking these factors in to account, a further visit to 

site revealed that the existing cinema was at a 

minimum of 26 m to the side elevation of the nearest 

proposed house and there was no risk of over bearing 

between itself and the proposed development.  

 

 

Figure 35 – The Electra Palace building, seen from the rear / 
station access.  There is a spacing of  26m up to the side elevation 
of the nearest of the proposed houses. 
 

To progress matters as expeditiously as possible a 

sketch scheme was issued to the local planning 

authority, initiating a dialogue which assisted the 

development of the layout.  

 

 

Figure 36 – Sketch scheme in response to the pre-application 
meeting  
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The key aspect of this layout was the reduction in 

content from 32 to 30 houses, which was categorically 

the least for which the HCA would provide funding.  

 

Comments from the planning officer were: 

 
 

“Plots 3 & 6 still sit a little awkward 
 
Plots 14 7 15 are relatively tight, limited rear 
amenity space, appear shoehorned & ad-hoc 
 
Plot 5 rear garden tight – assume main amenity 
space & habitable room windows would be to the 
side 
 
Separation between plot 15 & 24 tight at 11m 
 
Separation between plots 29/30 and 23 falls 
short of 12m 
 
Parking for plot 20 is not obvious? 
 
Separation distance between front elevations of 
plots 18/19 and 20/21 are tight 
 
Rear garden of plot 12 falls short of policy 
requirements – would they have rear pedestrian 
 
Parking for plots 11-13 awkward – jut into 
amenity space of plot 16 
 
Some of the proposed trees appear to impede 
access into/out of driveways i.e. plots 26/27, 
plots 29/30” 

 
 
In response to these comments a second sketch 

scheme was issued on 16 August 2016.  

 

 

Figure 37 Amended sketch scheme 

 
 

On 16 August the LPA commented:  

 
“It appears that plots 1-6 would now be 

acceptable in principle.  The scheme still 

seems tight around plots 14-15 and 18-23.  We 

have had a little doodle on the plan to provide 

an alternative option which removes the 

access road to the parking spaces for plots 12 

and 13 which seems to take up quite a bit of 

space.  You will be relieved to see it is still for 

30 units…   

 

Hopefully if the amendments can be achieved 

it would reduce the car dominance on plots 7-

11 and 20-22.  It would also allow plots 14-15 

to be parallel to the access road and achieve 

the 10m separation distance to the private 

amenity space to the rear.” 

 
forwarding their own markup plan as below.   

 

 
Figure 38 The markup scheme issued by the LPA  

 
In response to this, a third sketch scheme was issued  

on 18 August 16.  

  

 
Figure 39 – 2

nd
 amendment of the sketch scheme 
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The planning officer responded by email as follows: 

 
“…however, the revised layout is a marked 

improvement.  The main section of the plan 

that jumps out at me is the area around plots 

17-20.  The positioning of plots 17 and 18 are a 

little at odds with the rest of the scheme and 

there may be some overlooking from the front 

elevation of plot 17 over the rear amenity 

space of plot 16, especially given the level 

differences.  There are also concerns over the 

rear amenity space of plot 19 due to the 

overall size and the level changes in that area 

of the site, however, it looks as though you 

have identified this reading through your 

covering email... 

 

If you have all the relevant submission 

documents, the application could be 

submitted and if any further tweaks are 

required (bearing in mind the comments 

above) these could be done during the 

consultation process in order to speed things 

up.” 

 
From that point, these outstanding comments were 

incorporated as far as possible into the submission 

scheme, with a view to an application for full planning 

approval being made before the end of August 2016. 

 

 

Figure 40 – The submission stage site plan [Drawing 15-018-10 L 

Site Plan as Proposed] 
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Evaluation: 

 

Although now lapsed, the recent outline approval 

established that the site was suitable for residential 

use, and there have been no material changes in 

planning policy since that time in this respect. 

 

The absence of development is indicative that the 

previous outline approval did not present a 

sufficiently attractive proposition to the market, either 

in terms of the development yield or the terms upon 

which it was offered.  The site remains vacant, but is 

well suited to residential use, as this is both the 

predominant local land use and the immediately 

adjacent public transport infrastructure.  

 

A new development will provide affordable housing to 

address the housing need identified by housing 

association and adding commensurate support to both 

the local economy and the vibrancy of the community. 

 

In addition, the construction phase will create or 

support a number of jobs across a spectrum of skill 

levels, including a number of apprenticeships for 

which the contractor is expected to recruit locally. 
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Design  

 

Use: 

 

The proposals are for 30 new housing units 

comprising 15 no. 2 bedroom 4 person, 14 no. 3 

bedroom 5 person and 1 no. 4 bedroom 6 person.  

Each unit has at least 1 parking space (2 in the case of 

the larger units), either within the curtilage of the 

dwelling or adjacent, and its own private garden to the 

rear and side in some cases.  Refuse and recycling 

storage is provided in the gardens to the rear of the 

properties, rather than in front of the dwellings.  

 

All the new houses will be provided as affordable 

housing for The Together Housing Group, and offered 

on long-term assured tenancy to those in local housing 

need. 

 

The proposals include a new road to access the 

development, but also make use of direct access for 

some of the properties from the unnamed access road.  

This road will then be extended into the smaller 

portion of the site to provide access to the new 

properties at that end. 

 

The proposals, whilst different to the outline approval 

in size of units and layout, have taken into 

consideration the comments made by the LPA and the 

consultees, and the requirements set out in the LPA’s 

planning guidance.   

 

 

Amount: 

 

The existing site is approximately 0.87ha / 8,716 m² / 

2.2 acres and is in two parts, neither of which have a 

current use. 

 

Overall, there are 30 houses in the proposal, which is 

the equivalent to approximately 34 houses / hectare or 

13 houses / acre, and also represent 76 bedrooms.  

 

By comparison to the previous outline approval 

(Figure 25) which achieved only 61, this is a slight 

increase in numbers of bedrooms, but makes more 

intense use of the site available. 

 

The gross internal area (GIA) of each of the 30 

proposed units exceeds the requirements of the 

Barnsley Local Development Framework 

Supplementary Planning Document for Designing 

New Housing Development (BLDF), adopted in March 

2012.  

 

The proposals also exceed the requirements of the 

South Yorkshire Residential Design Guide for the 

overall size of dwellings, which is also referenced by 

the BLDF.  

 

 

Figure 41 – Site plan as proposed [Drawing 15-018-10 L Site 

Plan as Proposed] 

 

Examples of a typical 2, 3 and 4 bedroom house are 

shown in Figures 42, 43 + 44 below. Rather than all 

being semi-detached, in order to fit areas of the site, a 

number of detached units are also provided. 
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Figure 42 – Unit type 1A as proposed – 2 bedroom, 4 person house 
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Figure 43 – Unit type 2A as proposed – 3 bedroom, 5 person house 
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Figure 44 – Unit type 3A as proposed – 4 bedroom, 6 person house 
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Layout: 

 

As Figure 41 above shows, the layout of the proposals 

has been influenced to a great extent by the fall of the 

land form across the site. In addition other 

determinants have been level access to the new 

properties, retaining as many existing trees as 

possible, and considering the effect on adjacent 

properties and the proximity of the railway station. 

 

The design reflects the local context and meets the 

requirements of local policy in respect of residential 

development. 

 

Since the removal of the bowling green and tennis 

courts to facilitate the ‘park and ride’ site, the site has 

been un-used, becoming ever more overgrown.  These 

proposals will put this disused site in a prime location 

near to the centre of the town and transport facilities 

to a good use for the benefit of the community. 

 

The layout of the dwellings follows the route of the 

access road and also the new road with the site 

boundary, creating small groups of dwellings and 

distinct areas rather than a uniform run of properties 

with little articulation.  Facing onto the new and 

existing roads, the new houses will create an active 

frontage to the streetscape. 

 

The majority of properties have parking within the 

curtilage of the unit, to the side of the house, whilst 

there are a small number which have parking in 

designated areas overlooked but not immediately next 

to each house. 

 

The external space standards of the Supplementary 

Planning Document provide guidance for the space 

separation of front elevations facing across a road, 

back-to-back dimensions between facing habitable 

rooms and distances between the existing and the 

proposed dwellings.  In addition, the varied levels 

across the site and the proposed privacy screening will 

mitigate any overlooking. 

 

The private gardens are enclosed and also take 

account of the areas required by the planning 

guidance.   

 

 

 

Figure 45 – Typical ground and first floor plans for a 2 

bedroom house 
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Figure 46 – Typical ground and first floor plans for a 3 

bedroom house 

 

 

Figure 47 – Typical ground, first and seconf floor plans for a 4 

bedroom house 

 

All the houses follow approximately the same layout 

as shown in Figures 45 – 47 above.  The ground 

floor comprises a hallway leading to a living room, 

kitchen / dining space, store and wheelchair accessible 

WC - including a floor drain to make it compatible 

with the Lifetime Homes standard, if a ground floor 

shower is required in the future.  Access is provided to 

the rear garden from the kitchen / dining area as well 

as externally along the side of the unit. 

 

Upstairs, there are 2 or 3 bedrooms with a bathroom 

compliant with Lifetime Homes requirements and a 

storage area.  The 4 bedroom units have an additional 

bedroom on the second floor.   

 

As noted above, the internal space standards are 

consistent to those required by the South Yorkshire 

Residential Design Guide, although it should be noted 

that there is no specific guidance for a 2 bedroom, 4 

person unit. 

 

Building on our previous discussions with the urban 

design officer for a recent approval at Havelock Street 

(2015 – 1425) windows with obscured glazing have 

been added to the houses for which the layout has a 

bathroom on the external gable wall.   

 

Figure 48 – Typical flank elevation in context 
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Scale: 

 

The great majority of the existing development 

adjacent to the application site is two storey 

residential.  There are a wide variety of styles and 

configurations, and a number of properties of single 

or, three stories in height.  Almost all of the properties 

have pitched roofs with the pitch related to the roof 

covering. 

 

 

Figure 49 – The scale and mix of existing development to the 
site – the southern part of Noble Street adjoining the western part 
of the site. 
 

The scale of the proposals is consistent with the scale 

of the surroundings, comprising two storey properties 

with pitched roofs in both semi-detached and 

detached units. 

 

 

 

 

 

Figure 50 – The contextual elevation shows the scale of the 

proposals  
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Landscape: 

 

The majority of the vegetation on the site is un-

tended, ruderal growth with few larger shrubs and 

trees around the boundary and adjacent to the 

existing access road.  The existing trees which are 

already well established will be retained wherever 

possible, but some will need to be removed to make 

best use of the site.  Introducing new trees is an 

important part of the landscape strategy and form part 

of the planting palette.   

 

The landscaping which forms part of these proposals 

will greatly improve the visual amenity of the site, and 

rejuvenate the views from beyond the site boundary. 

 

In addition to private garden spaces at the rear of each 

property which comply with the requirements of the 

LPA, two new public areas of soft landscaping with 

planting are incorporated, one on each part of the site,   

fronting onto the new road etc. 

 

Cycle parking will be provided in the rear gardens in 

accordance with the Code for Sustainable Homes 

(CfSH) as required by the housing association. 

 

 

Figure 51 – Public open space with existing and new trees and 

planting  

 

A number of new and existing trees will be 

incorporated into rear gardens, together with low 

maintenance shrubbery and hedgerows, but each 

garden will also include areas of hard terrace and 

grassed lawn.  The level changes across the site are 

accommodated within individual gardens, with 

additional boundary treatment to increase privacy 

where gardens are at different levels. 

 

 

Figure 52 – Example garden layouts showing potential uses of the 

space for relaxation and play 

 

A preliminary planting palette and schedule of tree 

recommendations for the site are shown in 

Appendices 1 and 2 of this document, and detailed 

landscape proposals will form Appendix 12 which is 

to be delivered under separate cover. 

 

Whilst the garden areas in the curtilage of the 

properties will be maintained by the tenants, the areas 

of public open space will be managed by the housing 

association, Together Housing Group.  As with other 

local schemes, they will employ an independent, 

locally based, contractor on a contract basis to provide 

periodic maintenance to keep the areas tidy and the 

landscaping healthy.  

  

New external lighting will be provided for security, 

operational and street lighting purposes, and it has 

been assumed also that these will be subject to a 

condition of approval.  
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Appearance: 

 

Although existing development in the area of the 

application site is predominantly two storeys in 

height, many different styles and ages of development 

are represented.  

 

 

 

 

Figure 53 , 54 & 55–The varied palette of materials represented in 

the existing development adjacent to the application site. 

 

Clearly, there is a dominance of brickwork walls and 

hard, pitched roof coverings, with white coloured 

window frames. 

 

 

The elevations of typical 2, 3 and 4 bedroom houses 

are shown in Figures 56 – 58 below.   

 

 

Figure 56 –Elevations as proposed – 2 bedroom house  

 

 

 

Figure 57  – Elevations as proposed – 3 bedroom house 

 

 

 

Figure 58  – Elevations as proposed – 3 bedroom house 
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These follow the pattern basic of the predominant 

building type in the vicinity, being a two storey 

structure of traditional masonry with a pitched roof, 

but would lend a welcome visual consistency by 

providing 30 similar instances. 

 

The principal external materials shown in Figures 56 

- 58 above will be: 

 

Walls: Facing brickwork with soldier 
course over openings to rear 
and cast stone over openings 
to front  

  
2 different colours / textures 
are anticipated  to give visual 
interest 

 
Roof: Interlocking tiles in two 

different colours 
 

Windows/Doors: White uPVC 
 

Boundary treatments: Timber hit and miss fencing  
Existing railings will be 
retained where practical  

 
 
External works: Permeable block paving 
 Landscaping as above 
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Access 

 

Vehicular and transport links: 

 

The application site is located just off King Street and 

Millhouses Street, approximately 0.6 miles South of 

the centre of Hoyland, approximately a 10-15 minute 

walk from the centre.   

 

The site is adjacent to Elsecar Railway station, which 

provides hourly connections to Sheffield, Meadowhall, 

Barnsley, Wakefield and Leeds as well as other local 

services and would encourage the use of public 

transport and reduce vehicular need.  There are also 

frequent bus services from King Street to Barnsley.   

 

In order to reduce the use of motor vehicles, the units 

have space for enclosed cycle parking in the rear 

gardens in accordance with CfSH.  The 2 bedroom 

units have 1 car parking space, whilst the 3 and 4 

bedroom units have 2 spaces.    

 

Access to the site is via the existing access road that 

leads to the park and ride facility, with new access 

roads provided within the new development.  

 

With a number of newer developments and residential 

properties adjacent to the site, whilst the new units 

will generate additional trips from delivery and 

collection services, these are likely to be absorbed by 

the existing capacity of these services. 
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Inclusive access: 

 

It is axiomatic that where the built environment is 

designed to meet the needs of disability, it will 

generally provide a better environment for all of those 

who use it.  

 

In this instance level access is provided up to the 

principal entrance of each unit which has a level 

threshold, utilising ramps if required. At ground floor 

level there is sanitary accommodation, comprising a 

WC and a connection for a floor drain together with 

and an area that can be used as a bedroom space.   

 

The internal and external layouts comply with the 

requirements of Lifetime Homes and Part M of the 

Building Regulations, and allow adaptability in the 

future. 

 

Within the units: 

 

Doorways will provide a minimum clear 

opening width of 800mm to facilitate 

wheelchair access. 

 

Floor finishes, such as barrier matting, will be 

chosen to facilitate wheelchair access. 

 

New electrical controls to be located between 

450mm and 1200mm from the finished floor 

level. 
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Appendices: 

  

Appendix 1:   Planting Palette 

Appendix 2:   Tree Recommendations 

Appendix 3:   Building for Life Statement 

Appendix 4:   Sustainability Statement 

Appendix 5:  Phase 1 and 2 Geotechnical 

and Geo-environmental site 

investigation 

Appendix 6:   Ground Investigation 

Appendix 7:   SUDS Statement 

Appendix 8:  Community Consultation 

Statement 

Appendix 9:  Affordable Housing 

Statement 

Appendix 10:  Noise Assessment 

Appendix 11:  Ecology Report 

Appendix 12:  Landscape design 
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Appendix 1:  Planting Palette  

 

Provided by   Synergy Housing Solutions 

 

3 pages inserted  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



Planting Palette – Hedges & Shrubs 

 
 



Planting Palette – Herbaceous Perennials & Grasses 

 
 



Planting Palette – Bulbs & Wildflowers 
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Appendix 2:  Tree Recommendations 

 

Provided by  Synergy Housing Solutions 

 

2 pages inserted  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



King Street, Elsecar

  Recommended Tree Species to Formalise Development Proposal

Small Trees

· Acer campestre (field maple)-small tree

 Acer griseum (paper bark maple)-slender ascending branches, open

crown, attractive bark

 Ailanthus altissima (tree of heaven)-strongly ascending branches

 Amelanchier lamarkii-planted alternate with crataegus x flowers

contrast with the crataegus leaves and vise-versa

 Carpinus betulus (hornbeam) var fastigiata-strongly ascending branches

 Crateagus laevigata (midland hawthorn) var Pauls scarlet-striking red

flowers

 Corylus avellana (common hazel)- attracting wild life

 Prunus padus (bird cherry)-pendulous white flowers

 Prunus serrula-very characteristic bark

 Sorbus aucuparia (mountain ash)-clusters of red fruit/wildlife

 Sorbus aucuparia (mountain ash) var Joseph rock-produces clusters of

yellow fruit, suggest planting alternate to sorbus acucuparia for

maximum effect

Medium Trees

· Acer rubrum (red maple)-attractive red/yellow leaf in Autumn

 Acer saccharinum (silver maple)-tolerant to most soils, attractive leaf

with a silver underside

 Alnus cordata (Italian alder)-dense majestically conic crown

 Alnus glutinosa (common alder) var laciniata-attractive leaves

 Betula pendula (silver birch)-soft pendulous canopy

 Betula papyrifera (paper bark birch)-very characteristic bark

 Sorbus aria (whitebeam)-attractive leaves with silver underside, white

flowers

 Quercus ilex (holm oak)-evergreen, spreading crown, good screening

tree



                 King Street, Elsecar

Recommended Tree Species to Formalise Development Proposal

Large Trees

· Acer platanoides (Norway maple) var crimson king-deep red purple

leaves

 Acer platanoides (Norway maple) var drummondii-green and yellow

variegated leaves

 Fagus sylvatica (copper beech) var purpurea-good Autumn colours

 Tilia cordata (lime)-formal avenue tree

 Castanea sativa (sweet chestnut)-striking leaves and fruit
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Appendix 3:   

Building for Life Statement  

 

Questions taken from ‘Building for Life 12’  

Birkbeck and Kruczkowsk 2015 

 

“Building for Life 12 is a government-

endorsed industry standard for well-

designed homes and neighbourhoods. Local 

communities, local authorities and 

developers are encouraged to use it to guide 

discussions about creating good places to 

live… 

 

…It was redesigned in 2012 to reflect the 

National Planning Policy Framework’s 

commitment not only to build more homes, 

but better homes, such as can be achieved 

when local communities participate in the 

place-making process and help identify how 

development can be shaped to accommodate 

both new and existing communities.  

 

The questions are therefore designed to help 

structure discussions between local 

communities, local planning authorities, 

developers and other stakeholders…” 

 

The requirement for Building for Life (BfL), 

assessment at Barnsley Metropolitan Borough Council 

(BMBC) pre dates the changes to the BfL system and, 

in fact, still asks for response to the original 20 

question assessment.  The former assessment was a 

qualitative scoring system whereas, as above, BfL 12 is 

a tool for promoting discussion and a certified 

assessment can only occur post approval.  As such, the 

submission and validation requirements for BfL are 

somewhat less defined. 

 

On that basis, our submission in respect of BfL at this 

stage, with commentary on each of the 12 Criteria, is 

shown below: 

Integrating into the neighbourhood 

 

1  Connections  

Does the scheme integrate into its 

surroundings by reinforcing existing 

connections and creating new ones, while 

also respecting existing buildings and land 

uses around the development site?  

 

An area surrounded by housing, whilst the site has 

been a school and leisure facilities in the past, it is 

currently unused and in the perfect location for 

housing. 

 

As the existing unnamed access road only provides a 

link to the station park and ride car park, the new 

development will allow it to be used more fully and 

reinforce the streetscape along it.  

 

The existing unofficial footpath at the bottom end of 

the site made by people using the route will be 

retained, and the route reinforced by the new hard 

landscape. 

 

2  Facilities and services  

Does the development provide (or is it close 

to) community facilities, such as shops, 

schools, workplaces, parks, play areas, pubs 

or cafes?  

 

The site is an urban infill site in an existing town, fully 

served by all of the above facilities in close proximity.  

 

3  Public transport  

Does the scheme have good access to public 

transport to help reduce car dependency?  

 

As Question 2 above.  Specifically there are bus stops 

immediately adjacent to the site with a regular service, 

and the site backs onto the park and ride car park for 

the adjacent railway station, which has frequent 

services.  



15-018-21: D J Atkinson Construction 
New residential development at King Street, Elsecar 

 

 
Approval Issue 
Page 32 of 43 

4  Meeting local housing requirements  

Does the development have a mix of housing 

types and tenures that suit local 

requirements?  

 

The end user and applicant have worked closely with 

local housing services to achieve an appropriate mix of 

housing suited to local need.  This comprises 2 and 3 

bedroom properties on a long term assured tenancy 

basis.  

 

 

Creating a place  

 

5  Character 

Does the scheme create a place with a locally 

inspired or otherwise distinctive character?  

 

As an urban infill development, the scheme is 

designed with an overall scale and appearance typical 

to the area.  

 

6  Working with the site and its context  

Does the scheme take advantage of existing 

topography, landscape features (including 

water courses), wildlife habitats, existing 

buildings, site orientation and 

microclimates?  

 

The site is steeply sloping and south facing, and 

accommodating this slope was one of the key design 

criteria, as well as maintaining access routes and 

retaining existing trees as far as possible.  

 

7  Creating well defined streets and 

spaces 

Are buildings designed and positioned with 

landscaping to define and enhance streets 

and spaces and are buildings designed to 

turn street corners well? 

 

The buildings are oriented and positioned to create 

opportunities for a layering of public, semi-private 

and private landscape.  The dwellings follow the 

existing unnamed access road and new roads, defining 

the streetscape and creating groups of development.    

 

8  Easy to find your way around  

Is the scheme designed to make it easy to find 

your way around?  

 

With a new road terminating within the development, 

wayfinding is not deemed difficult, and it is possible to 

see the majority of the dwellings from the unnamed 

access road.  The sloping site will allow views across 

the site, with areas of public open space defining the 

beginning and ends of the road. 

 

 

Street & home  

 

9  Streets for all  

Are streets designed in a way that encourage 

low vehicle speeds and allow them to function 

as social spaces?  

 

Due to the existing slope of the unnamed access road, 

it is expected that vehicles will have to slow down 

considerably to turn into the site.  In addition, the new 

roads are designed as a shared surface, and areas of 

public green space and parking courts are provided 

that sit off the main road provide low speed social 

spaces away from the main street.  

 

10  Car parking  

Is resident and visitor parking sufficient and 

well integrated so that it does not dominate 

the street?  

 

All of the new dwellings are provided with at least 1 

parking space, and up to 2 for 3 and 4 bedroom units.  

In some instances car parking is provided off the 

street, adjacent to the dwelling, in others in front of 
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the units and for others in parking areas set off the 

street in front of the units.  

 

11  Public and private spaces  

Will public and private spaces be clearly 

defined and designed to be attractive, well 

managed and safe?  

 

A number of public spaces are provided which will be 

maintained by the housing association, the front and 

rear garden spaces of each unit will be maintained by 

the tenants.  The planting palette and landscaping 

proposals are incorporated into the Appendices of the 

Design and Access Statement.   

 

12  External storage and amenity space  

Is there adequate external storage space for 

bins and recycling as well as vehicles and 

cycles? 

 

The refuse and recycling requirements of BMBC have 

been considered, and adequate space for this designed 

into the scheme.  In all cases this is incorporated into 

the rear gardens of the properties which all have 

external access.  Whilst cycle storage is not necessarily 

provided by the housing association, the external 

access to the rear will allow the addition of secure 

shed and / or cycle storage to be provided by the 

tenants. 

 

The vehicular parking requirements are as per 

Question 10 above. 
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Appendix 4: Sustainability Statement  

 

Economic Sustainability: 

 

Central to the sustainability of this development is 

that an affordable housing provider has been 

established as the end user.  This ensures that in an 

era of affordable housing shortage the properties will 

not only be in demand and occupied, but also 

maintained.  There is a clear need for affordable 

housing in this area, and the housing association have 

a long list of people requiring this type of housing.  

 

Providing affordable housing with a secure tenure, 

fulfils a key aspect of overall economic stability for 

families in housing need, with the consequent benefit 

to the overall local and national economy. 

 

 

Social Sustainability: 

 

As a development specifically built to be affordable, 

for people in housing need, it contributes directly to 

building strong sustainable communities.  The 

housing mix has been established to reflect local need 

and the houses designed using established standards 

to match the current and future needs of occupants. 

 

By infilling an existing site, the new development will 

be central to an existing community which has 

facilities already established, including public 

transport, schools and retail,  and can support and 

enhance these existing resources.    

 

 

Environmental Sustainability:  

 

The buildings are constructed in accordance with the 

end user requirements which ensure a simple building 

fabric which can be carried out to a high level of 

competency.  In addition, a ‘fabric first’ approach is 

used to maximise fabric insulation and airtightness 

standards to improve thermal performance, but   

without resorting to add-ons such as photovoltaic 

panels.  This should deliver comfortable internal 

environments that are pleasant and inexpensive in 

use.   

 

Notwithstanding, as a south facing slope the design of 

both the houses and the layout utilises passive solar 

gain where possible, and some of the properties are 

provided with a south facing roof of appropriate 

construction and pitch for possible future installation 

of solar photovoltaic or solar thermal panels, to 

further enhance environmental performance and 

reduce utility bills.  
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Appendix 5: Phase 1 and 2 geotechnical and  
Geo-environmental Site 
investigation 

 

Provided by  Eastwood + Partners 

Consulting Engineers 

 

62 pages / 34 mb – provided under separate cover 
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Appendix 6: SUDS Statement  
 

Provided by  Eastwood + Partners 

Consulting Engineers 

 

2 pages inserted  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  





 
SuDS Checklist          

 

PR/LEM/39825-002 King Street, Elsecar 

SuDS Type SuDS Technique Description Suitable  Comments 

Source 
Control 

Green roof Vegetated roof that reduces runoff volume 
and rate 

No Expected planning requirement for traditional pitched roofs to 
match neighbouring buildings  

Rainwater harvesting/ 
Water butt 

Rainwater is stored and re-used Yes Individual storage tank capacity unlikely to meet volume 
required.  Water butts could be used for garden watering. 

Permeable paving Paving which allows inflow of rainwater into 
underlying construction/soil 

Yes Suitable for private drives.  Impermeable ground is present 
across the entire suit but permeable paving areas could provide 
limited infiltration and water treatment within the underlying 
construction material. 

Infiltration Soakaway Pit or trench which stores and disposes of 
water to the ground 

No Impermeable ground. 

Filter Drain Trench which conveys and/or disposes of 
water to the ground. 

No 

Infiltration Basin Shallow basin which stores and disposes of 
water to the ground 

No 

Conveyance Swale Shallow vegetated depression which 
conducts and retains water  

No The northern parcel is steeply sloping and the gradient 
unsuitable for swales.  The southern parcel is flat but 
comprises deep made ground with the associated risk of site 
settlement or seepage onto the railway embankment. 

Detention Subsurface storage Traditional underground pipes or tank 
storage, or modular systems 

Yes  

Detention Basin Normally dry but may have small permanent 
water pools at the inlet and outlet. They can 
function as POS 

No The northern parcel is steeply sloping and the gradient 
unsuitable for basins, ponds and wetlands.  The location of the 
southern parcel, elevated relative to the adjacent railway line 
precludes the use of above ground water features due to the 
risk of seepage though the railway embankment. Pond Permanent body of water No 

Wetland Permanent body of shallow water or marsh No 
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Appendix 7: Community Consultation 

Statement  

 

Provided by   Synergy Housing Solutions 

 

5 pages inserted  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

 

 

King Street, Elsecar 

Community Consultation Statement 

23
rd

 June 2016 

 

Address: Land at King Street, Hoyland, Barnsley, S74 

 

As part of our Framework Agreement with our partner, Barnsley Metropolitan Borough Council 

(BMBC), Together Housing Association held a community involvement event in the Hoyland Centre 

for local residents and businesses, in particular residents adjacent to the proposed scheme.  BMBC 

and Together Housing developed a flier together that was hand delivered and invited residents to 

come and express their views, comments and share with us any particular concern(s) that they may 

have.   

The event was held on 16
th

 June. 2015 and the scheme’s architect, representatives of Barnsley 

Housing Growth Team and Chevin Housing Association, were in attendance.  The residents who 

came to view the plans were provided with details of the scheme and the development programme 

and were also given the opportunity to note their comments and were generally supportive of the 

proposals and had no adverse comments about the design.  The comments received and the 

responses provided are attached for information and summarised below. 

- Total attendees: 10 

- Total attendees who provided written comments: 5 

- 1 comment concerned with whether the service road previously used for the school would 

be used during construction (which it will not be). 

- 1 comment in respect of the naming of the new road. 

- 2 comments in support of the scheme. 

- 1 comment querying whether some bungalows could be provided. 

The majority of comments were in support of the development, and the other comments in respect 

of roads not owned by the applicant and road naming were referred to the relevant parties. 
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Appendix 8: Affordable Housing Statement 

 

Provided by   Synergy Housing Solutions 

 

1 page inserted  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

King Street, Elsecar 

Affordable Housing Statement 

30
th

 August 2016 

 

Address: Land at King Street, Hoyland, Barnsley, S74 

 

Together Housing Association, part of Together Housing Group made a successful Bid in spring 2014 

to the Homes and Community Agency (HCA) for funding to support the Association’s 2015-2018 

development programme. 

This development is in line with the housing growth strategy of Barnsley M.B.C and had received the 

necessary support from Barnsley M.B. Council prior to the bids to the HCA. 

Together Housing Association was successful in receiving the required support from the HCA, to 

develop this scheme of 30 family houses, for affordable rent, comprising of 15 x 2 bedroom houses 

and 15 x 3 bedroom houses. 

This development is programmed to start on site in October 2016 and to be completed in Autumn 

2017. 

This housing development when completed will be offered for letting to local people who are in the 

greatest need for housing / re-housing under a partnership agreement with Barnsley M.B.C.  

The rents are all “Affordable Rents” which are set at 80% of Market Rents for that locality. 
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Appendix 9:  Arboricultural Report 

 

Provided by   Anderson Tree Care 

 

19 pages inserted  
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Appendix 10:  Noise Assessment 

 

Provided by   Acoustic Design Technology 

 

17 pages inserted  
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Appendix 11:  Ecology Report 

 

Provided by   Ramm Sanderson 

 

To be provided under separate cover  
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Appendix 12:  Landscape design 

 

Provided by  Dally Henderson Landscape 

Architects 

 

To be provided under separate cover  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

D J Atkinson Construction 

New residential development  

at King Street, Elsecar 

 

Design and Access 

Statement 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


