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Introduction

1. This Design and Access Statement has been prepared in relation to the outline planning application for the erection of a small scale residential development following the demolition of all existing buildings within the site at 149 High Street Thurnscoe, Barnsley. 

2. The submission follows pre application enquiry reference 2017/ENQ/00243, which relied upon a more detailed submission for 9 dwellings.  Whilst the principle of this submission was supported, the actual layout and density of the scheme failed to meet minimum requirements as set out in the council’s policies and SPD’s.  
3. On this basis this submission simply consists of a red line application plan and seeks permission in principle to demolish all existing buildings and replace them with a small scale residential development.  All matters are reserved (location, design, scale and means of access) at this stage and if permission is granted, then either reserved matters or detailed full planning permission would follow.  

4. The submission also includes and ecological assessment, phase 1 contamination assessment and tree survey.

5. This statement has been produced in order to meet the requirements set out in DCLG Circular 01/2006: Guidance and Changes to the Development Control System. 

The site
6. The site comprises of a former farmstead to the west of the settlement and comprises a farm house and associated buildings together with a large maintained garden to the east of the dwelling, which frames the corner between High Street and Southfield lane running to the south. The site is approximately 0.22 ha in size of which buildings and hard surfaces occupy almost half the site as shown on the existing site plan. The buildings include the farm house, an old two storey barn, single storey stable, a brick built outbuilding, two garages and two timber built former battery hen buildings. 
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7. As described above the site occupies a corner plot, with Southfield Lane running to the east. The open garden which lies to the east of the farm house is bound from the highway by a small stone wall and hedgerow.  The dwellings which face the site to the east are two detached gable frontage dwellings. To the south of the site is the detached dormer styled bungalow know as No.6 Southfield Lane.  Its main aspect faces east to west and its garden is to the south, however the dwelling does have 3 windows on the north elevation facing the application site.  These windows consist of 2 at ground floor and a first floor gable window.  
8. The site has a 1m hedgerow running along this boundary.  Further and more directly south is a pair of semi detached dwellings known as 12-14 Southfield Lane. No 12 has a shallow rear garden where it adjoins the application boundary. 
9. To the west is a pair of semi detached cottages facing Thornely Square. These have reasonable sized rear gardens before they adjoin the application site.  To the north is High Street where 2 large detached bungalows exist.  Elsewhere and slightly further afield, the area is characterised by relatively dense residential development.  The area has a good mix of architectural character, which reflects the development of the village throughout the ages.

Land allocation:

10. The site is located in an existing residential area as allocated on the UDP and the Urban Fabric within the emerging Local Plan and is therefore acceptable in principle for residential development.  The site is not subject to any other local designations and does not lie within a Conservation Area and is not adjacent to any Listed Buildings.  
11. Likewise the site is also not within a flood zone.  Therefore the site can be regarded as a small windfall site within the village settlement boundary.  Whilst being historically a small farmstead, farming has not occurred on the site for over 30 years.  The property has been in Mr & Mrs Howells ownership for 30 years and was use to run a small vehicle haulage business from the premises.  All of the currently buildings on the site have for the last 30 years been used as ancillary buildings in connection with the residential use of the site.  The large grassed area to the east of the dwelling has been kept as garden and maintained as such. The site is privately owned and has never formed part of any public open space. Below shows the UDP allocation:
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National /Local Planning Policy 
13. The National Planning Policy Framework (2012) advises that there should be a presumption in favour of sustainable development. New housing should enhance and maintain the quality of life in neighbourhoods by being well designed, sustainably located and meet the needs of the local population. Developments on gardens should be carefully considered and resisted, particularly if they harm a local area.
14. The Core Strategy echoes the aims of the NPPF but is more specific to the needs of the Barnsely Borough, however does recognise that small scale proposals can make effective contributions towards local housing needs and they should be well designed and in keeping with the local area and have regard to quality of life. Section 7 of the NPPF states that developments should optimise the potential of the site for development and respond to the local character. 

Siting & layout: 
15. Planning Policy Principle 7 of the NPPF states that the Government attaches great importance to the design of the built environment.  Good design is a key aspect of sustainable development, is indivisible from good planning, and contributes positively to making places better for people.  
16. In terms of siting and layout, whilst all matters are reserved it will be important to protect the outlook and privacy of the surrounding dwellings to the south. The size and shape of the site will comfortably allow some kind of frontage development and it will be for the designer of the full or reserved matters application to see what can be achieved on the site, subject to the adherence of council’s residential layout and parking standards.  The pre application for 9 dwellings looked tight and failed to achieve a suitable layout therefore a less dense scene is encouraged. The key factor is to produce a layout that functions appropriately and one which maintains the privacy and outlook of surrounding dwellings and complements the character of the area. 
Scale/Design   

17. Again this is not something the outline submission is applying for, however considering the area generally, two storey dwellings tend to dominate. Bungalows exist opposite the site to the north, however it expected the site would be developed for conventional 2 storey dwellings. In terms of design, the area has a good mixture of architectural styles where no single period dominates.  This shows how the village has evolved with plots being developed over time.  In terms of materials the area is generally characterised by brick however some rendered dwellings pepper pot the street scene and the existing cottage is rendered and has both stone and brick out buildings. Therefore any proposed scheme has plenty of options or could combine both brick and render. 
Highways 
18. The site is served by two existing accesses on the north (gated) and north west of the site (main access).  Both have good visibility and traffic speeds are low in the area.  It will be for the future layout to ensure access, parking and turning accord with the council’s residential standards.  This will ensure the site once developed will no aggravate any parking problems on the highway or create any highway safety concerns.
Ecology
19. A preliminary Ecological Appraisal was carried out by Middleton Ecological Consultancy which identified that the site was not special in terms of its ecological value. The report recommended further bats surveys to be conducted, retention of hedgerows, the addition of birds/bat boxes and further on site planting all of which are capable of being conditioned and easily accommodated within the site. 

Trees
20. The application is accompanied by a tree survey produced by Tree Care Consultancy dated 27th Dec 2017.  This identifies a small number of trees within the site and hedgerows on the boundaries.  The survey assess the quality of trees and acknowledged that T5-T6 will probably be lost as a result of their position when the site gets redeveloped, however looks retain the hedgerows H1-H3. The site is not heavily tree’d and any specimens lost can be compensated for in any future redevelopment of the site through a suitably worded planning condition. Their position will of course be dependent on the approved future layout.
Contamination
21. Paragraph 120 of the NPPF states: 'Where a site is affected by contamination or land stability issues,  responsibility  for  securing  a  safe  development  rests  with  the  developer  and/or landowner.' Paragraph 121 of the NPPF states: 'Planning policies and decisions should also ensure that: 

· The site is suitable for its new use taking account of ground conditions and land instability, including from natural hazards or former activities such a mining, pollution  arising from previous uses and any proposals for mitigation including land remediation or impacts on the natural environment arising from that remediation; 

· After remediation, as a minimum, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 1990; 

· Adequate site investigation information, prepared by a competent person, is presented.' 

22. The pre application enquiry established the need for Phase 1 desk study report so that a preliminary risk assessment could be undertaken.  This was commissioned by the applicant and produced by Peter Brett Associates.  The report submitted with the application finds the risks to be low for residential development with no ground stability issues. Due to the historical use of the site a phase 2 contamination assessment (shallow soil investigation) is suggested and can again be a condition of any outline approval.
Summary
23. In summary this greenfield windfall site is capable of creating a small residential development that is located within the settlement boundary and in a sustainable settlement.  Through careful consideration of the sites constraints and surrounding buildings and adhering to the council’s supplementary planning guidance in terms of design, layout and parking provision, a successful scheme could be achieved. Therefore, it is advised that a grant of outline planning permission is justified in the determination of the residential development scheme.
The site








