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1.0		 Summary 

This Design and Access Statement Addendum has been prepared in 

support of the planning application for a Category 2 type Retirement 

Living scheme for the elderly by McCarthy & Stone, Britain’s leading 

retirement accommodation provider on from the originally submitted 

scheme.  

There have been a few updates to the original application 

drawings, these are :- 

- Site levels and Level 00 FFL raised to reduce cut works required 

on site and omit removal of the existing retaining wall on site to 

the western boundary. This has reduced works required along this 

boundary.

- As a result we have accommodated 3 new apartments in a newly 

formed Level -1 using the existing basements on site and the 

general increase of Level 00 levels on from the above point. This 

has raised the overal building height but in doing so improved the 

impact of cut and fill, especially along the western boundary. The 

ridge and eaves, although higher than the previously submitted 

scheme, are significantly lower than those of the existing building 

to be demolished and have a good relationship of proportions to 

the retained building, see section 2.3.

- This has allowed for creation of a sunken garden to the east, with 

a further area of communal gardens at a higher plateau to the east 

of the site which leads to the car park. 

- We have worked with the existing levels to form a terrace to the 

rear of the existing building and also used the line of the existing 

basement wall to the east to form the car parking extents for the 

retained building. 

- We have developed a sit out area to the east of the retained 

building through the removal of the existing raised planter and 

tree, due to the planter being insufficient to house future growth to 

eliminate further remedial works at a later date. 
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2.1		  Proposed Site Plan

2.0		 Design Proposals

The proposal is split into to two distinct buildings. The retained 

1860’s building and the new proposed retirement living building. 

The two schemes are proposed through separate drawings in the 

planning application. 

The 49 new built retirement living apartments are for purchase 

by owner occupiers over the age of 60. The retained building is 

to be developed into 9 apartments for private rental or sale. The 

majority of this document is for the new 49 apartment building,  

as this is the most siginifcant planning matter. 

Section 2.9 deals with the retained building. 

Proposed new building 49 

Retirement Living apartments

Retained building 9 private apartments
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2.2	 Critical Distances and Height Analysis

The distances between the new proposed building and the existing 

residential buildings around the boundaries, are all outside of the 

permitted overlooking distances following Barnsley council guidlines. 

Although the building ridge has raised due to a review of ground levels 

there is no additional accommodation proposed within the raised 

height. There are 3 new apartments proposed to the north east block 

but as Level -1 accommodation and these are incorporated within 

existing basement level on site and not as an upper/ additional storey, 

and the aspect is onto sunken basement gardens to the east therefore 

not negatively impacting overlooking onto adjacent properties. 

Along the northern boundary the offset to neighbouring houses fall 

within the guidelines with 32m achieved for 4 storey accommodation 

offset requirements (21m plus 5m per storey above 2 storey 

accommodation). 

Along the northern boundary two adjacent properties are office use 

and the offsets to neighbouring houses further along the boundary 

then fall within the guidelines with 31m achieved for 4 storey 

accommodation offset requirements (21m plus 5m per storey above 2 

storey accommodation). 

The basement floor to the north east block has no aspect to the north 

with it being located below the car park level to this boundary and 

all aspect is to the east, and the basement sunken gardens, which 

achieves 40m offset to the adjacent residentail block to the east far 

greater than the required offset for this 5 storey element. 

The only exception is at the south west corner. However no windows 

are on the elevation within proximity to this pinch point. The proposed 

building does sit further away from the boundary than the existing 

building. 

40m

Offices

Residential

Residential
Residential

Residential

3
1
m

32m

7.5m
Residential

2
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The drawing to the right shows the comparison of the previous 

application scheme height (pink line), proposed new scheme height 

(coloured building) and the existing survey information for the 

existing building heights (black overlay and red dashed line). This 

demonstrates that although the new proposed building is higher 

than the original application it sits far below the existing building 

ridge and the new ridge lines through with the existing eaves.

Due to the new ridge height falling lower than the existing building 

and the positive impact of the revised site levels in terms of site 

cut and fill and retention of existing retaining walls the balance 

between site levels and ridge work in a balanced manner and cause 

no worseing of the existing ridgelines on site. 

The raise in ridge height is not due to additional accommodation 

within the elevation and purely a result of raised ground levels 

to avoid excessive works on site to dig down to the previously 

proposed levels and remove and replace retaining walls on site. 

2.3	 Height comparison
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Although the ridge has increased there is no 

additional accommodation at the higher level  

behind this.

The additional accommodation/ storey 

included is via use of existing basement 

levels on site and these apartments look into 

basement level sunken gardens, as a result 

not adding to the level of accommodation 

overlooking adjacent boundaries. 

This has pushed the ridge up but not by 

a full storey or for high level additional 

accommodation. 
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2.4		  Amount

The site has an approximate area of 1.01 acres. The proposed development 

comprises a total of 49 Category 2 type apartments for the elderly. 

A communal residents’ lounge, guest suite, refuse room and house 

manager‘s office are provided within the proposed building to serve the 

residents. 

The building ground floor footprint is 906.13m2 and the proposed 

development provides a total Gross External Floor Area (GEFA) of 

approximately 4048.81m2, with the Gross Internal Floor Areas (GIFA) 

summarised as follows:-

Level -01: 		  220.78m2

Level 00:  		  839.30m2 

Level 01: 		  783.06m2 

Level 02: 		  783.06m2

Level 03:		  783.06m2

Level 04:		  309.94m2

Total: 			  3423.29m2 

The scheme will provide 3 No units to the Level -01, 9 No units to the 

Level 00, 11 to Level 01, 02, 03, and 4No units to Level 04. The overall 

split of apartments is therefore 29 No 1-bedroom apartments and 20 

No 2-bedroom apartments. The guest suite will provide en-suite twin 

bedroom accommodation and will be open to any resident to book as 

overnight accommodation for visiting friends or family. 

There are 34 No car parking spaces proposed to serve the building, 

including two designated accessible space. This allocation is deemed 

appropriate for this type of development from previous experience of 

McCarthy & Stone of the Retirement Living schemes. The accessible 

space allocation meets BCC parking recommendations.
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* First Issue AFG 07.01.14
A General Coordination Layout AFG 12.02.14

B New Title block, Bedroom heater and TV sockets
repositioned and Electric meter added.

AFG 07-07-14

C Kitchen updated. Bathroom updated to Kohler. Holes in
planks revised. Vent extract over washer/dryer added.

KNS 01-10-14

D Fireplace electrics dimensions amended. Spur added
to bath mirror.

SH MAY'15

E MAJOR REVISION: Grids amended. Insulated
plasterboard omitted. Cavity party walls and corridor
cavity walls added. Check reveal omitted. Bathroom
layout redesigned. Kitchen layout updated. Wall hung
MVHR indicated. Lighting layout updated. Additional
socket to bedroom and living room. Steel plank
trimmers and concrete infill removed. Updated notes.

PF MAR 16

Typical Apartment Layouts

One bedroom Two bedroom

BT

SM

BT

Meter ect

BT

R
T

LF

LF

LF

W/DRYER PCS 150LF

LF

LF

C C C

C C

C C

C

C

3253

54
90

29
63

2373

2200

20
50

47
90

28562905

42
07

For cupboard
electric details see
drawing SCRLC-202

OVEN

FRG/FZR

FIREPLACE
SOCKET

BEDROOM 2

KITCHEN
TYPE 42

HALLWAY

LIVING

STORECPBD

WALK - IN
WARDROBE

BEDROOM 1

BATHROOM
TYPE 6C

STORE

Dimplex EPX1000

Dimplex DUO500

D
im

pl
ex

 E
PX

10
00

Dimplex EPX1000

DOUBLE
HANGING

TA
LL

SI
N

G
LE

H
AN

G
IN

G

Rev.

@A3

NHBC Type Approval - Approved Drawing - Approval Date

By: Date:Remarks:

© McCarthy & Stone Retirement Lifestyles Limited

Notes

Registered number 93150

 1 : 50

G

Standard RLC Apartment 202
Compact

RLC202

CONSTRUCTION ISSUEAREA :-

Measured to finished plasterboard faces
disregarding inner walls

SQ. FT
SQ. M

Living
Kitchen

Bedroom 1
Bathroom x

mm max x         mm max

mm x          mm

Bedroom 2

max x             max
max x             max

x mm max into wardrobe x         mm
max x             max mm x          mm max

mm max x         mm max
5490 325318' - 0" 10' - 8"
2963 23739' - 9" 7' - 9"
2200 20507' - 3" 6' - 9"
4790 290515' - 9" 9' - 6"
4207 285613' - 10" 9' - 4"

68.06
732.54

* First Issue AFG 07.01.14
A General Coordination Layout AFG 12.02.14
B General Issue AFG 10.03.14

C Entrance arrangement mirrored. P3-102 SVP indicated,
minor alteration to cup'd dimentions.

AFG 22.03.14

D Title block updated, Heater added to Hallway, Lounge
Heater repositioned and Electric meter added to
Cupboard. Bed 01 & 02 TV repositioned

AFG 07-07-14

E Kitchen updated. Bathroom updated to Kohler. Holes in
planks revised. Vent extract over washer/dryer added.

KNS 01.10.14

F Shelving added to cupboard. Wardrobe door handed.
Fireplace electrics dimensions amended. Spur added to
bath mirror.

SH MAY'15

G MAJOR REVISION: Grids amended. Insulated
plasterboard omitted. Cavity party walls and corridor
cavity walls added. Check reveal omitted. Bathroom
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2.5		  Proposed Floor Plans
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B ABu Planning application 15.11.17
C ABu Planning application 27.11.17
D ABu Addition of two units at Level 00 added 24.01.18
E ABu Mobility scooter store moved external to the

building. Unit areas adjusted to suit space
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added to new build scheme. Retained
building parking altered (minus two spaces)

07.02.18
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G ABu Cycle store and bin store increased 16.03.18
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2.6		  Scale

The proposed building is 4 and 5 storey development. 

The building has been designed through massing 

and elevational treatment to reduce the impact of the 

higher elements through use of stepped elevation 

features and material changes.

Sufficient offsets are provided between the proposed 

building and neighbouring properties to ensure 

overlooking is restricted. 
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2.7		  Proposed elevations
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2.7		  Proposed elevations
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2.8		  Proposed elevations - materials

The proposed material pallette is designed to compliment the 

context of the conservation area and the adjacent buildings. 

Predominantly the outer face of the building is formed by an 

artstone plinth, and a buff coloured brick to match existing. 

The artstone also forms feature banding and artificial stone 

forms window heads and cills. A mansard roof with GRP 

dormers is proposed. The eaves have Artstone effect GRP 

band and corbels with gable parapets to match.

The balconies have masonry piers with glazed balustrades 

between to form sufficient guarding.  
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2.9		  Retained building

Stair Core Car park entrance door
in existing opening

La
nd

lo
rd

/
U

til
iti

es

Lobby

Corridor

Living

Kitchen

Shower

Corridor

Stairs

Lift Lobby

Corridor Corridor

Dining

Living

Kitchen

Bath

Bed Bed

St

Shower

Bed

Bed

Kitchen

Living

Car Park
Entrance

Main
Entrance

Stair Core

A
001

B
001

External ramp/steps to
suit levels covered in
McCarthy & Stone design

A

ARCHITECT

DR
PLANNING
APPROVAL

P

S2

100022264

Gateway Plaza, Sackville St, Barnsley, South Yorkshire, S70 2RD,
Tel: 01226 774605; Email: barnsley@nps.co.uk; web:www.nps.co.uk

NPS Barnsley Ltd

P1

FIRST ISSUE

BST 13.11.18

File Path: G:\Working Documentation - Projects\Design Folder\2019_Projects\07-17-19-1-1014 Berneslai Close Conversion\2.02_Drawings\1.0_Architects\04_Sheet\1911014-NPS-XX-EL-XX-A-Zz_70_30_M-060-S0-P1.dwg, Saved: 13 November 2018 12:16:23, By: Taylor , Ben Date Plotted: 13 November 2018 12:17:10

DRAWING NUMBER REV CODE

SCALES DISCIPLINE PROJECT NUMBER

TITLE

PROJECT

CLIENT

STATUS CODE PURPOSE OF ISSUE

© COPYRIGHT NPS GROUP 2018

-

THIS DRAWING IS PRODUCED FOR USE IN THIS PROJECT ONLY AND MAY NOT
BE USED FOR ANY OTHER PURPOSE. NPS PROPERTY CONSULTANTS LTD
ACCEPT NO LIABILITY FOR THE USE OF THIS DRAWING OTHER THAN THE
PURPOSE FOR WHICH IT WAS INTENDED IN CONNECTION WITH THIS PROJECT
AS RECORDED IN THE 'PURPOSE FOR ISSUE' AND 'FILE STATUS CODE'.

THIS DRAWING MAY NOT BE REPRODUCED IN ANY FORM WITHOUT PRIOR
WRITTEN AGREEMENT OF NPS PROPERTY CONSULTANTS LTD.

© CROWN COPYRIGHT AND DATABASE RIGHTS 2018 ORDNANCE SURVEY
LICENCE NUMBER

KEY PLAN

N

RESPONSIBILITY IS NOT ACCEPTED FOR OTHERS SCALING DIRECTLY FROM
THIS DRAWING. DO NOT SCALE FROM THIS DRAWING, USE WRITTEN
DIMENSIONS ONLY.

A1

DRAWN BY

-

DATEDRAWN CHECKED DATE

COMMENT

APPROVED DATEREV

ORIGINAL
SHEET SIZE

- (- )

BST

Notes:

060NPS

19-1-1014

1

1:100

Retained Building
Alternative Ground Floor Plan & Elevations

Berneslai Close Residential Development

Berneslai Homes
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Elevation A - South West
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Elevation B - North East
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Stair Core Materials

Red brickwork external wall
Cast Stone Heads, Cills and Quoins
Flat roof material TBC
Aluminium windows

The proposal is to convert the retained building into nine one and 

two bed apartments with associated car parking and external 

amenity space. 

These apartments dovetail into the existing building without 

needing substantial alteration to the existing structure. 
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Proposed First Floor Plan

Berneslai Close Residential Development

Berneslai Homes
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Proposed Second Floor Plan
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