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Introduction

0.2 Summary

0.1 Paddock Johnson 0.3 Key Project Information

This Planning, Design and Access Statement should be 

read in conjunction with the accompanying drawings 

prepared by Paddock Johnson and has been produced 

on behalf of Great Places Housing Group in respect of a 

proposal for 27 dwellings on vacant land north of Drake 

Street.

Paddock Johnson is an established architectural 

practice with over 45 years’ experience delivering 

design-led projects that positively shape the built 

environment. Based in Port Sunlight, the practice works 

collaboratively with clients and stakeholders, combining 

craft, innovation and a people-focused approach 

to design. The practice has particular expertise in 

residential development, including affordable housing, 

specialist care and assisted living schemes, alongside 

conservation, hospitality, and community projects. Each 

project is approached individually, with an emphasis 

on creating high-quality, thoughtful environments that 

respond to context, client aspirations and the evolving 

needs of occupants.

0

Schedule of Accommodation:

House: 

	 4 no.	 4 bed, 7 person M4(2)	 124 m2  	 (NDSS = 121 m2)

Apartments:  

	 3 no.	 1 bed, 2 person  M4(2)	 52 m2	 (NDSS = 121 m2)	  

	 2 no. 	 2 bed, 3 person M4(2)	 63 m2	 (NDSS = 61 m2) 

	 2 no. 	 2 bed, 3 person M4(3)	 75 m2	 (NDSS = 61 m2) 

	 8 no.	 1 bed, 2 person	 	 52 m2	 (NDSS = 50 m2)	  

	 4 no. 	 2 bed, 3 person	 	 63 m2	 (NDSS = 61 m2) 

	 4 no. 	 2 bed, 3 person	 	 75 m2	 (NDSS = 61 m2)

Tenure Mix: 

	 Social Rent

Total Number of Homes:  

	 27

Site Size (Hectares):  

	 0.33

Net Density (Homes per Hectare):  

	 82

No of Parking Spaces:  

	 22

Storeys:  

	 3



Planning Statement1

The Planning Statement has been prepared on behalf of 

Great Places Housing Group in support of a Full Planning 

Application for the redevelopment of land north of Drake 

Street, Rochdale.

The application seeks planning permission for a 

residential development comprising 27 affordable 

dwellings, arranged as a three-storey apartment 

building fronting Drake Street and a terrace of four 

family houses fronting Broadfield Stile. The proposals 

also include associated access, parking, landscaping, 

cycle storage, refuse storage, boundary treatments and 

external works.

This Planning Statement sets out the planning case for 

the development, including the site context, relevant 

planning history, pre-application engagement, policy 

framework and key planning considerations.

It should be read alongside the wider Planning, Design 

and Access Statement and supporting technical 

information. It concludes that the proposal is acceptable 

in principle, responds positively to the site context 

and pre-application advice, and delivers substantial 

public benefits through 100% affordable housing in a 

sustainable urban location.

The application site comprises vacant brownfield land 

to the north of Drake Street, Rochdale. It is bounded by 

St Alban’s Street to the north, Broadfield Stile to the east, 

Drake Street to the south and Speedwell Garage to the 

west.

The site is located within the defined Urban Area, 

approximately 1km south of Rochdale Town Centre, and 

sits within a sustainable urban location. The surrounding 

context includes residential properties to the north, east 

and west, commercial uses to the west, Beech House 

School to the east and Broadfield Park to the north.

The site has been vacant and free from built form for a 

considerable period, with areas of self-seeded trees and 

overgrown vegetation. Its redevelopment provides an 

opportunity to bring an underused brownfield site back 

into active residential use.

The site lies immediately south of Rochdale Town 

Centre Conservation Area and close to Broadfield 

Park, a Grade II Registered Park and Garden. The wider 

heritage context also includes the Grade II listed Statue 

of Alderman Ashworth and Beech House School, which is 

identified as a non-designated heritage asset.

1.1 Introduction 1.2 Site and Surroundings

Introduction
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Planning Statement1

The site has previously been subject to a residential 

planning application under reference 04/D43634 for 

residential development comprising 17 dwellings, which 

was refused by the Council in 2004 and subsequently 

allowed on appeal. The site has remained vacant for a 

considerable period since.

Formal pre-application advice was sought from 

Rochdale Borough Council under reference 

PRE/2026/0164. The pre-application process included 

engagement with the Case Officer, Urban Design Officer 

and Conservation Officer, with the feedback focusing on 

the principle of development, design quality, heritage 

setting, landscaping, boundary treatments, residential 

amenity, highways, ecology, drainage, noise and 

supporting validation requirements.

The Council’s pre-application response confirmed that 

the principle of residential development is considered 

acceptable, particularly given the site’s sustainable 

urban location and the delivery of 100% affordable 

housing. The response also recognised the affordable 

housing provision as a substantial material benefit to be 

weighed significantly in favour of the planning balance.

Following the pre-application feedback, the proposals 

have been further developed to respond to the design, 

heritage and technical comments received. Key 

amendments include:

1.3 Planning History & Pre Application Engagement PRE/2026/0164

Pre-application issue	 |	 Design response   

Need for a stronger Drake Street frontage  |  The 

apartment building has been flipped to place the 

longer elevation onto Drake Street, creating a stronger 

and more complete street frontage. 

 

Need for improved elevation articulation  |  The vertical 

rhythm has been strengthened through brick detailing, 

revised fenestration and refined entrance treatments.

Entrance canopy concerns  |  Entrances have been 

redesigned so that the canopy provision is integrated 

into the architectural detailing and building form itself.

Boundary treatment concerns    |  A boundary strategy 

and streetscene drawings have been developed to 

clarify the proposed approach.

Landscape buffer / amenity    |  Defensible space and 

landscape zones increased around the apartment 

building

Parking / servicing    |  The bin store arrangement has 

been revised, with access coordinated and tracking 

reviewed.

Heritage and townscape context    |  A red brick / 

masonry-led approach has been developed, with 

a simplified material palette and more contextual 

detailing.

Overall, the scheme has evolved positively through 

pre-application engagement, with the revised layout, 

apartment orientation, townhouse frontage, boundary 

strategy and architectural treatment developed in 

response to officer comments. The Council’s advice 

notes that the revised layout is “much more positive”.

Introduction
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The application seeks Full Planning Permission for the 

redevelopment of the site to provide a residential 

development comprising 27 affordable dwellings, with 

associated access, parking, landscaping, cycle storage, 

refuse storage, boundary treatments and external works.

The proposed development comprises:

• a three-storey apartment building fronting Drake Street;

• a terrace of four family houses fronting Broadfield Stile;

• vehicular access from St Alban’s Street;

• pedestrian access from Drake Street and Broadfield 
Stile;

• on-site car parking, including accessible parking 
provision;

• secure cycle storage;

• refuse storage and collection points;

• hard and soft landscaping;

• boundary treatments; and

• renewable energy provision, including in-line 

photovoltaic panels.

The apartment building has been positioned to 

strengthen the Drake Street frontage and provide a 

clear urban edge, with a mix of one and two-bedroom 

apartments, including accessible and adaptable 

homes. Ground floor units include direct entrances 

where appropriate to support street activation and 

improve the relationship with the public realm.

1.4 The Proposal

The four family houses are arranged as a terrace 

fronting Broadfield Stile, providing a positive street 

frontage and natural surveillance, with private rear 

gardens positioned away from the public highway.

The scheme is proposed as 100% affordable housing 

for social rent, providing a mix of apartment 

accommodation and larger family homes within a 

sustainable urban location.

Vehicular access is taken from St Alban’s Street, with 

pedestrian access from Drake Street and Broadfield 

Stile. Parking, refuse storage and cycle storage are 

integrated into the site layout to support day-to-

day use while maintaining the quality of the external 

environment.

The proposals include a coordinated landscape and 

boundary treatment strategy, with defensible space 

around the apartment building, landscaped buffers and 

tree planting responding to the surrounding context and 

heritage setting.

The development has also been designed to support 

inclusive and adaptable living, including M4(2) and M4(3) 

provision where shown on the submitted plans.

Planning Statement1 The Proposal
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1.5 Planning Policy

Section 38(6) of the Planning and Compulsory Purchase 

Act 2004 requires planning applications to be 

determined in accordance with the development plan, 

unless material considerations indicate otherwise.

The development plan for Rochdale comprises the 

Rochdale Core Strategy, adopted in 2016, saved 

policies of the Rochdale Unitary Development Plan, 

and the Places for Everyone Joint Development Plan. 

Other material considerations include the National 

Planning Policy Framework, National Planning Practice 

Guidance, the National Design Guide, and relevant local 

supplementary planning guidance.

For the purposes of this application, the most relevant 

planning policy considerations relate to the principle of 

residential development, affordable housing delivery, 

housing mix and density, design quality, heritage and 

townscape, residential amenity, highways and access, 

drainage, ecology and biodiversity net gain, energy and 

sustainability, planning obligations and viability.

At a national level, the National Planning Policy 

Framework supports the effective use of land, 

particularly suitable brownfield land within settlements, 

and seeks to significantly boost the supply of homes. It 

also requires development to achieve well-designed 

places which are sympathetic to local character, visually 

attractive, safe, inclusive and accessible.

At a local level, the site lies within the defined Urban 

Area, where residential development is acceptable 

in principle subject to compliance with other relevant 

policy requirements.

The following section summarises how the proposals 

respond to the key policies identified through the pre-

application process. Further detail is provided within the 

Design and Access Statement sections of this document 

and the supporting technical reports submitted with the 

application.

Planning Policy
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Key Policies:  

Saved UDP Policy G/D/1; PfE Policy JP-H1; Core Strategy 

Policies C1 and C3; NPPF paras 73, 124 and 125

Response: 

The site lies within the defined Urban Area and comprises 

vacant brownfield land approximately 1km south of 

Rochdale Town Centre. Its redevelopment for residential 

use would make effective use of an underused urban 

site in a sustainable location, with good access to local 

services, public transport, green infrastructure and town 

centre facilities.

The principle of residential development was supported 

through the pre-application process, with the Council 

confirming that the site’s sustainable location and the 

delivery of 100% affordable housing weigh positively in 

favour of the proposal. The delivery of 100% affordable 

housing for social rent is a substantial material benefit 

and weighs strongly in favour of the development in the 

planning balance.

Key Policies:  

Places for Everyone Policies JP-H2, JP-H3 and JP-H4; 

Nationally Described Space Standard; Part M4(2) and 

M4(3) where applicable.

Response: 

The scheme provides 100% affordable housing for social 

rent, exceeding local policy requirements, responding 

to an identified housing need within Rochdale and 

providing a substantial public benefit.

The accommodation mix includes one and two-bedroom 

apartments alongside larger four-bedroom family 

houses, supporting a range of household types and 

contributing to a varied residential community within 

a sustainable urban location. The proposed density 

responds to the site’s urban location, accessibility and 

surrounding context.

All homes meet the Nationally Described Space 

Standard, with layouts providing appropriate internal 

space, outlook and functionality for future residents. 

This section summarises how the proposals respond 

to the key planning policies identified through the pre-

application process. Further detail is provided within the 

Design and Access Statement sections of this document 

and the supporting technical reports submitted with the 

application.

1.5.2 Principle of Development

1.5.3 Affordable housing, Housing mix, density, and 
residential quality

1.5.4 Design, Townscape and Heritage

1.5.1 Policy Compliance Summary

Key Policies:  

Core Strategy Policies P1, P2, P3 and DM1; Places for 

Everyone Policies JP-P1 and JP-P2; NPPF; NPPF Chapter 16; 

Planning (Listed Buildings and Conservation Areas) Act 

1990; National Design Guide.

Response: 

The scheme has been developed through pre-

application engagement and continued dialogue 

with the Local Authority, with amendments made to 

strengthen the Drake Street frontage, activate Broadfield 

Stile, improve elevation articulation and respond more 

positively to local character.

The principle of development is therefore considered 

acceptable, subject to the detailed assessment of 

design, heritage, residential amenity, highways, ecology, 

drainage and other technical matters.

Accessible and adaptable homes are provided 

as shown on the submitted plans, including M4(3) 

wheelchair accessible dwellings at ground floor level. The 

family houses benefit from private rear gardens, while 

the apartment building is supported by landscaped 

external areas, defensible space and access to nearby 

public open space, including Broadfield Park.

The absence of lift provision reflects viability constraints 

associated with delivering the scheme as 100% 

affordable housing for social rent and is addressed 

further within the Great Places Viability Statement 

submitted with this application.

Planning Policy
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1 Planning Statement

Key Policies:  

Core Strategy Policies DM1 and G9; Places for Everyone 

Policies JP-P1 and JP-H3; Oldham and Rochdale 

Residential Design Guide.

Response: 

The proposal has been designed to provide an 

appropriate standard of amenity for future residents, 

while safeguarding the amenity of neighbouring 

occupiers. The submitted plans demonstrate the 

relationship between the proposed dwellings, the 

apartment building and surrounding properties, 

including separation distances, outlook, privacy, 

Key Policies:  

Core Strategy Policy T2; PfE Policy JP-C8; NPPF transport 

objectives

Response: 

The site is located in a sustainable urban location, close 

to Rochdale Town Centre, local services and public 

transport. Vehicular access is proposed from St Alban’s 

Street via a new formal access serving the on-site 

parking area, with the existing access points closed and 

the Drake Street bellmouth reinstated as footway.

The layout provides on-site parking for the apartments 

and family houses, with pedestrian and cycle access 

1.5.5 Residential Amenity
1.5.6 Highways, access and parking

The proposals respond to the nearby Rochdale Town 

Centre Conservation Area, Broadfield Park, the Grade 

II listed Statue of Alderman Ashworth and Beech House 

School through the arrangement of the site layout, 

scale, massing, roof form, material palette, boundary 

treatments and landscape strategy.

The detailed design evolution, including scale, layout, 

appearance, materials and townscape response, is set 

out within the Design and Access Statement sections 

of this document. The impact on designated and non-

designated heritage assets is assessed separately 

within the submitted Heritage Statement.

defensible space and potential overlooking.

The layout has been refined in response to pre-

application feedback, with particular attention given to 

the relationship between the apartment building and 

dwellings to the north. Increased defensible space and 

a strengthened landscape strategy help soften this 

interface, filter views and protect residential amenity.

The proposals are therefore considered to provide an 

acceptable amenity relationship, supported by the 

submitted plans, detailed landscape proposals and 

accompanying technical information.

from St Alban’s Street, Drake Street, Broadfield Stile and 

the individual house frontages. Servicing and refuse 

collection have been coordinated within the site, with 

swept path analysis confirming that a refuse vehicle can 

enter, turn and exit in forward gear.

The submitted Transport Statement and trip generation 

exercise assess the proposed access, parking, servicing, 

visibility and vehicle tracking arrangements, and confirm 

that the development is acceptable in highway terms. 

Rochdale Council Highways raised no objection in 

principle at pre-application stage, recognising the 

site’s sustainable location and the acceptability of the 

proposed access and parking arrangements.

The provision of electric vehicular access gates has been 

considered; however, these are not proposed due to 

viability, management and maintenance considerations 

associated with the long-term operation of affordable 

housing for social rent. The scheme instead incorporates 

passive surveillance, lighting, boundary treatments and 

CCTV where required.

Planning Policy
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Key Policies:  

Core Strategy Policies G1, G2 and G9; Places for Everyone 

Policies JP-S1 and JP-S2.

Response: 

Noise, contamination and environmental protection 

have been considered through the supporting technical 

information submitted with the application, including 

the Noise Impact Assessment and contamination 

reporting. Where required, appropriate mitigation has 

been incorporated into the proposals or can be secured 

through planning condition.

The scheme adopts a fabric-first approach and includes 

renewable energy provision, including roof-mounted 

photovoltaic panels. The energy and sustainability 

strategy is supported by the submitted Energy 

Statement, which sets out how the proposals respond to 

relevant local and strategic policy requirements.

Key Policies:  

Rochdale Core Strategy Policy C7; Provision of 

Recreational Open Space in New Housing SPD; NPPG 

viability guidance.

Response: 

The scheme provides 100% affordable housing for social 

rent, which is a substantial public benefit and exceeds 

local affordable housing policy requirements.

The applicant’s position in relation to the viability of the 

scheme and its ability to support contributions, including 

public open space, formal sports and education 

contributions, is set out within the Great Places Viability 

Statement submitted with this application.

1.5.8 Noise, Contamination, Energy and 
Sustainability

1.5.9 Planning Obligations and Viability

Key Policies:  

Core Strategy Policies G7 and G8; Places for Everyone 

Policies JP-G8 and JP-S4; statutory Biodiversity Net Gain 

requirements; NPPF.

Response: 

The application is supported by ecological, 

arboricultural, landscape, BNG and drainage 

information. The proposals include new planting, tree 

planting, habitat creation and biodiversity enhancement 

measures, with any off-site BNG requirement to be 

addressed through the statutory process.

The submitted Drainage Strategy demonstrates that 

surface water and foul drainage can be appropriately 

managed. SuDS have been coordinated alongside the 

site layout, access, parking and landscape proposals. 

Further detail is provided within the submitted 

HBL drainage drawings and supporting drainage 

information.

1.5.7 Ecology, Landscape, BNG and Drainage

1.5.1 Policy Compliance Summary

Planning Policy
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The proposal would bring a vacant brownfield site back 

into active residential use, delivering 100% affordable 

housing for social rent within a sustainable urban 

location close to Rochdale Town Centre.

The principle of development has been supported 

through pre-application engagement, with the Council 

recognising the affordable housing provision as a 

substantial material benefit. The scheme has also 

evolved in response to officer feedback and ongoing 

dialogue with the Local Authority, including amendments 

to the layout, frontage, detailing, boundary treatments, 

landscaping, access and servicing arrangements.

The submitted technical information demonstrates that 

matters relating to highways, drainage, ecology, BNG, 

noise, crime prevention, energy, viability and heritage 

have been appropriately considered and can be 

suitably addressed.

Overall, the development is considered to accord 

with the development plan when read as a whole and 

the objectives of the NPPF. The proposal is therefore 

acceptable in planning terms and planning permission 

should be granted.

Planning Statement1

1.6 Planning Balance & Conclusion

Conclusion

Proposed Site CGI from Drake Street / Broadfield Stile junction
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Site2

The site occupies a prominent corner position between 

Drake Street, Broadfield Stile and St Alban’s Street. 

Although currently vacant, its location gives it an 

important role in completing the street frontage and 

improving the transition between the residential streets, 

nearby commercial uses and the entrance towards 

Broadfield Park.

The existing site condition is poor, with areas of 

overgrown vegetation, temporary fencing and limited 

contribution to the surrounding streetscene. In its current 

form, the site creates a gap within the urban fabric and 

does not positively address Drake Street or Broadfield 

Stile.

The surrounding context is varied but has a clear historic 

character. Drake Street is defined by traditional red 

brick terraces, pitched roof forms and a strong street 

frontage. Broadfield Stile and St Alban’s Street include 

stone boundary walls, mature landscape features and 

views towards Broadfield Park. Beech House School, 

located to the east, provides a further design reference 

through its red brick materiality and stone architectural 

detailing.

This context has influenced the design approach, with 

the scheme seeking to repair the urban void, provide 

positive residential frontages, and respond to the 

established character of the area.

2.1 Location & Existing Site

Existing Site Plan with above and below ground Services highlgihted

Ordnance Survey, (c) Crown Copyright 2019. All rights reserved. Licence number 100022432
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Existing Site: Proximity to Local Amenities

Design and Access Statement 

Approx. 10 Min Walk

2 Site 

Medical Facilities

Community Facilities

School (Nursery, Primary, Secondary)

Bars, Resturants, Corner Shop, Supermarket

Public Open Space

The application site is located within a sustainable 

urban area, with good access to a range of local 

services, facilities and public open space due to its 

central location. The surrounding area includes schools, 

community facilities, medical facilities, shops, food and 

drink uses, and public transport interchanges within 

comfortable walking distance.

Broadfield Park is located immediately to the north 

of the site, providing direct access to public open 

space, informal recreation and amenity. The site is 

also within walking distance of Rochdale Town Centre, 

where a wider range of shops, services, employment 

opportunities and public transport connections are 

available.

The proposal therefore benefits from a close relationship 

with existing local amenities and green infrastructure. 

This supports the principle of residential development 

in this location and helps reduce reliance on private car 

travel by enabling future residents to access day-to-day 

facilities on foot, by cycle or by public transport.

2.2 Local Amenities

A640 Drake Street

A
58

 M
an

ch
es

te
r R

oa
d

Approx. 5 Min Walk

Tram
 Link

Bus Interchange
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Design and Access Statement Site2

1. Drake Street facing West

2. St. Alban’s Street

3. Drake Street facing East 

4. Broadfield Stile facing North towards Broadfield Park

5. Existing site condition facing North. 

6. Broadfield Stile facing South towards Drake Street.

2.3 Site Photographs 

Ordnance Survey, (c) Crown Copyright 2019. All rights reserved. Licence number 100022432
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Notes: This drawing is the copyright Paddock Johnson Partnership Limited and 
may not be used without their prior written consent.
Written dimensions to be taken in preference to scaled dimensions.
Due to the inaccuracies of scanning, scanned images should not be scaled.
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Design and Access Statement 

The key opportunities and constraints informing the 

design approach are summarised below.

Opportunities 

	 Prominent corner site with potential to repair 

the urban frontage to Drake Street and Broadfield 

Stile, creating a positive built marker that frames the 

approach towards Broadfield Park.

	 Close relationship with Broadfield Park and the 

Conservation Area, providing access/views to nearby 

public amenity space and offering a positive townscape 

relationship.

	 Red brick, pitched roofs and stone boundary 

walls provide clear references for materiality, roofscape 

and boundary treatments.

2.4 Opportunities & Constraints

Site: Design, Scale and Layout2

Existing Site: Opportunities & Constraints

Constraints 

	 Heritage context requires a contextual 

approach to scale, massing, materiality, and roof form.

	 Interface with Speedwell Garage requires 

consideration of boundary treatment, outlook, privacy, 

noise and amenity.

	 Drake Street noise requires consideration 

through layout, facade design and acoustic strategy.

	 Existing above/below ground services (overleaf) 

require consideration of building offsets/external works.

Speedwell Garage

Broadfield Park

Existing SiteBroadfield Stile

Drake Stre
et

1.

2.

3.

4.

5.

6.

7.

3.
6.

4.

4.

4.

7.

5.

2.

1.
Overgrown Planting Areas
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2

The proposals were amended in response to inital 

comments received during the pre-application process. 

The apartment building form was stepped and rotated 

to better align with the established building line along 

Drake Street. Individual ground floor entrances were also 

introduced to the North Elevation of the Apartments to 

increase activity and improve the relationship between 

the apartments and the public realm.

The family houses were flipped to directly address 

Broadfield Stile, creating more active frontage on the 

approach towards Broadfield Park.

The original site plan submitted at pre-application stage 

set out the emerging residential layout for 26 affordable 

dwellings, comprising an apartment building and a 

terrace of four family houses. The scheme established 

the broad development principles for the site, including 

a residential frontage to Drake Street, family housing 

fronting an inner parking courtyard with vehicular 

access and parking from St Alban’s Street.

The proposals have been further refined in response to 

the formal pre-application feedback and subsequent 

design team coordination. The apartment building has 

been flipped to place the longer elevation onto Drake 

Street, creating a stronger frontage and clearer urban 

edge. Footpaths have been rationalised, defensible 

space around the apartments has been increased, 

and the apartment bin store arrangement has been 

amended.

2.5 Site Plan Design Development

2.5.1 Pre App Submission 2.5.2 Revised Pre App Proposals 2.5.3 Planning Submission

Ordnance Survey, (c) Crown Copyright 2019. All rights reserved. Licence number 100022432
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The proposed axonometric and CGI views illustrate how 

the scheme responds to the site’s urban, residential and 

heritage context. The layout repairs the urban edge 

along Drake Street and Broadfield Stile, creating a 

defined corner marker        at the junction and framing 

the approach towards Broadfield Park.

The apartment building fronts Drake Street, defining the 

three-storey street edge and providing a strong built 

frontage, while the family houses address Broadfield Stile 

and create an active residential edge 2. towards the 

park. This arrangement improves passive surveillance 

3. over surrounding streets, shared amenity areas, 

parking and refuse storage, while supporting a clear and 

legible residential environment.

 

The development steps down 4.  from the more urban 

scale of Drake Street to the more domestic character 

of Broadfield Stile. The scale and massing have been 

informed by the surrounding context, including the 

comparatively high eaves and pitched roof forms 

of dwellings opposite Drake Street. The apartment 

building’s dual-pitched roof form, staggered plan 

and gable elevations were developed through pre-

application discussions to reduce perceived massing, 

add visual interest and respond more positively to the 

local vernacular.

2.6 Proposed Site Plan

Proposed Site Plan Annotated Axonometric

5.5.

4.

1.

1.

3.

3.

3.

3.

3.

EV Charging Post Heritage Assets

2.

14m interface distance 

Broadfield Park

Design and Access Statement 2 Site: Design, Scale and Layout
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Site: Design, Scale and Layout

Dwellings are orientated to create active frontages 1. to 

surrounding streets and shared spaces, with entrances 

and elevations arranged to support legibility, natural 

surveillance and a clear sense of address. Separation 

distances, visual impact, access and movement have 

been considered as part of the overall layout, ensuring 

the development sits comfortably within its locality while 

providing a high standard of residential amenity.

 

The scheme adopts a masonry-led approach, with 

pitched roofs, gable parapets and brick detailing used 

to reflect local character. Public open space, defensible 

planting and landscape buffers 5.  are integrated 

around the site and at the Drake Street / Broadfield Stile 

junction to soften the development, enhance its setting 

and improve the quality of the residential environment.

 

The proposals bring together building form, movement, 

hard and soft landscape, and residential amenity to 

create a cohesive and well-functioning place. The 

scheme provides a balanced range of homes, including 

apartment accommodation and larger family housing, 

all designed to a consistent quality in line with the 

principles of the National Design Guide.

2.7 Proposed Site CGI

Proposed Site CGI from Drake Street / Broadfield Stile junction

2 Design and Access Statement 



21

The proposal was subsequentally revised to improve the 
building’s relationship with the context. Private entrances 
were introduced to selected ground floor apartments 
to improve street activation and strengthen the 
relationship with the public realm. In response to officer 
comments on perceived massing, the building was also 
amended to include a staggered plan, dual-pitched 
roof form, stronger vertical rhythm and more articulated 
Drake Street elevation, reducing the appearance of a 
long, continuous frontage.

In preparation for the full planning application, the 
apartment building has been further refined in response 
to the formal pre-application advice, client requirements 
and design team coordination. The elevations have 
been developed to include an amended entrance 
canopy, and refined fenestration. The previous glass 
balustrades have been replaced with metal railings, 
while updated brick detailing helps strengthen the 
building’s rhythm, material character and relationship 
with the surrounding townscape.

2.8 Apartments Design Development

The apartment building originally submitted at pre-

application stage proposed 22 apartments. The original 

elevations presented a simple three-storey frontage 

to Drake Street, with a flat parapet roof, repeated 

fenestration and Juliette balcony elements. While this 

established the basic elevation rhythm, the overall 

form read as a relatively long, continuous block along 

Drake Street. Inital comments from the Local Authority 

requested more of a vertcal emphasis to the elevations. 
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A coherent architectural identity is proposed across 

the site, led by the apartment building fronting Drake 

Street and carried through the wider development. The 

buildings are intended to read as a related family of 

forms, using a unified material language with controlled 

variation to provide individuality and visual interest.

The proposed material palette draws on the traditional 

red brick terraces along Drake Street, using red brick 

as the principal contextual reference. Buff brick is 

introduced as a contrasting tone, reflecting the 

sandstone detailing found within the local area, 

including horizontal coursing and entrance details.

This combination of red and buff brick provides a 

balanced masonry palette, adding tonal depth while 

maintaining visual coherence. Slate-effect roof tiles 

are proposed to reflect the traditional roofscape of 

the surrounding area, with aluminium windows and 

doors providing a robust, contemporary finish within 

the masonry elevations. Conservation-style rooflights 

are also proposed to reduce visual prominence and 

respond sensitively to the surrounding heritage context. 

The same material language is extended into the 

boundary treatments, helping to integrate the dwellings 

into the site edges.

2.9 Apartments

23 affordable apartments are provided across three 

storeys, comprising one and two-bedroom homes. The 

ground floor includes M4(2) accessible and adaptable 

dwellings and M4(3) wheelchair accessible units, while 

the upper floor apartments exceed NDSS. The M4(3) units 

are located at ground level and benefit from individual 

entrance doors with level access and canopies, creating 

a stronger sense of independence and identity. These 

units are also accessed from the main internal corridor, 

maintaining convenient communal access.

Architecturally, the building responds to the rhythm 

and character of Drake Street. Fenestration, vertical 

emphasis and brick detailing allow the block to read as 

a series of related bays, echoing traditional terraced 

proportions and reducing perceived mass. The main 

entrances are emphasised through integrated canopies, 

projecting brick courses and changes in brick bond and 

orientation, creating clear visual cues while maintaining 

a coherent masonry-led appearance. Stair cores are 

positioned at either end of the building, with a central 

corridor serving apartments at each level. A lift has not 

been provided due to viability constraints associated 

with delivering the scheme as 100% affordable housing. 

Secure internal cycle storage is provided for 23 cycles, 

with the refuse store located externally for ease of 

access and collection.

2.9.1 Design 2.9.2 Materials

Images shown are indicative. Material selection will be developed during RIBA Stage 4 to ensure full compliance with UK BR and coordination with the construction methodology.

Apartments: Materials2 Design and Access Statement 
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The terrace houses have been refined following pre-

application feedback. The front dormers, which were not 

supported by officers, have been removed and replaced 

with conservation-style rooflights to reduce their visual 

prominence and provide a more sensitive roofscape. 

The side elevations have also been further developed to 

improve their appearance and activation, particularly 

where the terrace addresses St Alban’s Street and the 

approach towards Broadfield Park. Additional brick 

detailing has been introduced to create visual interest at 

this key edge of the site.

The existing stone wall to the north of the townhouses 

along St Alban’s Street has been retained and 

incorporated into the proposed boundary treatment, 

helping to preserve the site’s existing character and 

strengthen the relationship with the surrounding 

streetscape.

The entrance canopy treatment has also been refined in 

response to officer comments. Rather than using typical 

applied canopies, the entrances have been developed 

as part of the architectural language of the terrace, 

creating a stronger identity and a more cohesive 

frontage.

2.10 Houses Design Development

The houses originally submitted at pre-application stage 

proposed a terrace of 4 units. The original elevations 

presented a simple two and a half storey frontage to 

Drake Street, with a dormer window to the front. While 

this established the basic form and materials, the 

dormer windows were received negatively during the 

inital review. The formal pre application advice has been 

reviewed and terrace has been adjusted accordingly.  
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The terrace houses continue the material language 

established by the apartment building, using a masonry-

led palette to create a clear relationship across the site. 

The houses are intended to read as part of the same 

family of buildings, while retaining a more domestic 

scale and character appropriate to Broadfield Stile.

The proposed material palette draws on the surrounding 

residential context, with red brick used as the principal 

reference to the traditional terraces along Drake 

Street and Broadfield Stile. Buff brick is introduced as 

a contrasting tone, reflecting the sandstone detailing 

found locally, including coursing and entrance details.

This simple red and buff brick palette provides warmth, 

coherence and legibility within the streetscene, while 

allowing controlled variation between the apartment 

building, terrace houses and boundary treatments. 

Slate-effect roof tiles are proposed to reflect the 

traditional pitched roof forms of the surrounding area, 

with aluminium windows and composite doors providing 

a robust contemporary finish. The use of consistent brick 

detailing, roofscape and boundary materials helps 

integrate the terrace into the wider development and 

ensures the houses respond positively to the established 

townscape and heritage context.

2.11 Houses

The proposals include four affordable family houses, 

each designed as a 4-bedroom, 7-person dwelling and 

arranged as a terrace fronting Broadfield Stile. The 

houses meet M4(2) accessible and adaptable standards, 

supporting inclusive family living within the wider 100% 

affordable housing scheme.

The terrace directly addresses Broadfield Stile, creating 

an active residential frontage opposite Beech House 

School and strengthening the approach towards 

Broadfield Park. Its scale and massing respond to 

the school building opposite, creating a balanced 

relationship at the northern end of the street.

Each dwelling is entered from the street via a hallway, 

leading to a living room and rear kitchen / dining space, 

which opens directly onto a private garden. The first floor 

contains three bedrooms and a family bathroom, while 

the second floor accommodates the principal bedroom, 

with an en-suite and rooflights providing daylight and 

visual amenity.

Architecturally, the terrace continues the masonry-

led language of the apartment building, using brick 

detailing and carefully proportioned openings to 

create a coherent family of buildings. The form reflects 

the established residential typology of the area, while 

providing contemporary, accessible family homes.

2.11.1 Design 2.11.2 Materials

Images shown are indicative. Material selection will be developed during RIBA Stage 4 to ensure full compliance with UK BR and coordination with the construction methodology.

Houses: Materials2 Design and Access Statement 
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Vehicular access is proposed from St Alban’s Street via 

a new formal access serving the on-site parking area. 

Existing access points will be closed, including the 

bellmouth onto Drake Street, with the footway reinstated.

 

Pedestrian and cycle access is provided from St Alban’s 

Street, Broadfield Stile and the individual house frontages, 

connecting the development to the surrounding street 

network. Parking is provided within the site for both the 

apartments and family houses, while secure internal 

cycle storage is included within the apartment building.

 

Refuse storage has been integrated into the layout, with 

an external apartment bin store and collection points 

for the houses. Servicing and emergency access are 

taken from St Alban’s Street, with swept path analysis 

confirming that a refuse vehicle can enter, turn within the 

site and exit in forward gear.

 

The access and movement strategy balances vehicle 

access, parking, servicing and refuse collection with 

the creation of active, legible and people-focused 

residential frontages. Please refer to the Transport 

Statement submitted with this application for further 

details [Document reference: 7852.01 rev C 1,200 May 26].

2.12 Proposed Site
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The scheme provides a range of external amenity 

spaces which support both private family living and 

shared residential use. The family houses each benefit 

from private rear gardens, providing secure outdoor 

space directly connected to the kitchen / dining areas.

Around the apartment building, landscaped open space 

is provided along Broadfield Stile and St Alban’s Street, 

helping to soften the setting of the building and create 

a more generous residential environment. These areas 

provide visual amenity, defensible space to ground 

floor apartments and opportunities for informal use by 

residents.

The landscaped area at the Drake Street / Broadfield 

Stile corner also helps enhance the appearance of 

the apartment building and strengthen the approach 

towards Broadfield Park. Together, the amenity spaces 

create a clear balance between private gardens, shared 

landscaped areas and well-overlooked external spaces, 

supporting residential quality, passive surveillance and 

a stronger relationship with the surrounding streetscape.

a greater sense of independence, convenience and 

personal address.

Accessible thresholds, defensible space, lighting and 

boundary treatments have been considered together to 

create safe and clearly defined routes between public, 

shared and private areas. The external environment 

therefore supports ease of movement, independence 

and dignity for residents and visitors.

The external areas have been designed to support 

inclusive, legible and convenient movement across the 

site. Clear pedestrian routes connect the dwellings, 

parking areas, entrances and surrounding streets, 

with level access provided where required to support 

residents and visitors with reduced mobility.

The M4(3) wheelchair accessible apartments are located 

at ground floor level and are served by fully compliant 

accessible parking bays on level access. These units 

also benefit from individual level-access entrances to 

the rear of the apartment building, helping to provide 

2.12.2 Amenity Spaces 2.12.3 Inclusive Design
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Landscape

The landscape strategy [Document Ref: 7852.01 rev C 

1,200 May 26] has been developed to support the wider 

design, heritage and residential quality objectives for the 

site. The proposals introduce a coordinated approach 

to hard and soft landscaping, boundary treatments, 

defensible space and tree planting, helping to soften 

the development and improve the site’s relationship 

with Drake Street, Broadfield Stile, St Alban’s Street and 

Broadfield Park.

The site benefits from a close relationship with Broadfield 

Park and the wider Conservation Area setting, providing 

nearby access to public amenity space and a positive 

townscape relationship. The layout has therefore been 

designed to frame the approach towards the park, 

with the family houses fronting Broadfield Stile and the 

apartment building defining the Drake Street edge. 

Landscaped areas around the Drake Street / Broadfield 

Stile junction help soften the corner condition and 

enhance the setting of the proposed buildings.

Soft landscaping and defensible planting are provided 

around the apartment building to create a clear 

threshold between public, shared and private space. 

This helps improve privacy for ground floor residents, 

while maintaining natural surveillance over shared 

spaces, parking areas, refuse storage and pedestrian 

routes. The family houses include private rear gardens, 

providing secure outdoor amenity space directly 

2.13 Landscape Architecture
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Proposed ornamental shrub/specimen planting

Proposed lavendar hedge planting

Proposed hedge planting

Grass - turf

Emorsgate EM2 wildflower meadow

Proposed tree planting

Rain garden. Refer to HBL engineers details
for SUDS design

Bitmac access road

Porous block paving to car park spaces

400 x 400 PCC slabs

Total :124.696m²Total :764 -
24.9392m²152 -6/m²3LPlanted in species groups of no less than 5 no more than 10Miscanthus sinensisMIS
24.9392m²152 -6/m²3LPlanted in species groups of no less than 5 no more than 10Juncus effususJUNEF
12.4696m²77 -6/m²2LPlanted in species groups of no less than 5 no more than 10Iris sibiricaIS
12.4696m²77 -6/m²2LPlanted in species groups of no less than 5 no more than 10Iris pseudacorusIRIPS
12.4696m²77 -6/m²2LPlanted in species groups of no less than 5 no more than 10Carex pendulaCARPE
12.4696m²77 -6/m²2LPlanted in species groups of no less than 5 no more than 10Campanula glomerataCAMGL
24.9392m²152 -6/m²2LPlanted in species groups of no less than 5 no more than 10Ajuga reptansAJURE
AreaNumber of PlantsDensityPot SizeSpecificationSpeciesAbbreviation

Rain Garden Mix

Total :4 -
4 -Counted7.5LDouble CrownPhormium 'Yellow Wave'PYW
Number of PlantsDensityPot SizeSpecificationSpeciesAbbreviation

Specimens

Total :103.945m²Total :635 -
1.0528m²5 -4/m²5L40-60cmViburnum tinus 'Eve Price'VTE
15.3249m²96 -6/m²3L30-40cmViburnum davidiiVD
4.1044m²26 -6/m²3L30-40cmSkimmia japonica 'Rubella'SR
1.2865m²8 -6/m²5L30-40cmPotentilla fruticosa 'Katherine Dykes'PKD
3.7704m²16 -4/m²5L40-60cmPieris 'Forest Flame'PFF
1.7594m²11 -6/m²3L30-40cmPotentilla fruticosa 'Elizabeth'PE
7.6215m²42 -5/m²3L30-40cmMahonia aquifolium 'Apollo'MAP
11.7879m²77 -6/m²3L30-40cmHebe 'Mrs Winder'HMW
1.0422m²7 -6/m²3L30-40cmHypericum x moserianum 'Tricolor'HMT
1.9699m²12 -6/m²3L30-40cmHebe 'Green Globe'HG
12.3642m²77 -6/m²3L30-40cmHebe pinguifolia 'Pagei'HEP
12.1824m²76 -6/m²3L20-30cmEuonymus fortunei 'Emerald Gaiety'EUEG
0.9077m²6 -6/m²3L30-40cmEuonymus fortunei 'Silver Queen'ESQ
1.3467m²6 -4/m²5L40-60cmElaeagnus x ebbingei 'Limelight'EEL
2.496m²16 -6/m²3L30-40cmChoisya ternata Sundance ®CTS
9.7761m²61 -6/m²3L20-30cmCeanothus thyrsiflorus repensCET
13.5424m²86 -6/m²3L20-30cmBergenia cordifoliaBCO
1.6096m²7 -4/m²5L40-60cmAucuba japonica 'Variegata'AJV
AreaNumber of PlantsDensityPot SizeHeightSpeciesAbbreviation

Shrubs

Total :224.6483mTotal :1131 -
82.3867m332 -4/m5L60-80cmSingle rowPrunus lusitanicaPLU
29.8263m121 -4/m5L60-80cmSingle rowPrunus laurocerasus 'Otto Luyken'PLO
83.4242m503 -6/m5L25-30cmSingle rowLavandula angustifolia 'Munstead'LaM
29.0111m175 -6/mB100-125cmDouble staggered rowFagus sylvaticaFS
LengthNumber of PlantsDensityPot SizeGirthHeightSpecificationSpeciesAbbreviation

Hedges

Total :12 -
2 -BHeavy Standard: 3x12-14cm350-425cmTilia cordataTC
2 -BHeavy Standard: 3x12-14cm350-425cmSorbus aucupariaSA
3 -BHeavy Standard: 3x12-14cm350-425cmCarpinus betulus 'Frans Fontaine'CFF
3 -RBHeavy Standard: 3x12-14cm350-425cmBetula pendulaBP
2 -BHeavy Standard: 3x12-14cm350-425cmAcer campestre 'Street Wise'ACST
Number of PlantsPot SizeSpecificationGirthHeightSpeciesAbbreviation

Trees

Plant Schedule

75MM COMPACTED LAYER OF MEDIUM
GRADE PULVERISED BARK MULCH.
MULCH MAT BENEATH MULCH REQUIRED
WITHIN GRASS AREAS.TREE PIT SURFACE
TO BE AS LARGE AS POSSIBLE

1200 X 1200 X 600MM TREE PIT. TO BE
LARGE ENOUGH TO ACCOMMODATE
TREE ROOTS

300MM DEPTH OF TOPSOIL MIXED WITH
80L OF COMPOST. TOPSOIL TO
COMPLY WITH BS 3882: 2015. COMPOST
TO BE A PROPRIETARY PRODUCT,
BARK BASED INCORPORATING
FERTILISERS  AND IMPROVING
ADDITIVES

2No TREE STAKES TO HAVE 1200MM
CLEAR HEIGHT ABOVE FINISHED
GROUND LEVEL. TREE STAKES
SHALL BE PEELED ROUND
SOFTWOOD, POINTED, MIN
DIAMETER 75MM.

TREE PIT IN GRASS/SHRUB PLANTING - HEAVY STANDARD / EXTRA HEAVY STANDARD TREE  (BARE ROOT)

2No TYPE L3, NAIL ON
RUBBER TREE TIES WITH
SPACER

RUBBER CUSHIONED
SPACER

RUBBER TREE TIE
THROUGH SPACER AND
AROUND TREE. FIXED TO
STAKE WITH TWO FLAT
HEAD GALVANISED NAILS

TREE

TREE STAKE

BOTTOM 250MM OF TREE PIT TO BE
BROKEN UP WHERE DRAINAGE OF
SOIL IS POOR

MIN 300MM DEPTH OF
SUBSOIL (SITE OR
IMPORTED) TO COMPLY
WITH BS 8601: 2013

TREE PIT IN GRASS/SHRUB PLANTING - HEAVY STANDARD / EXTRA HEAVY STANDARD TREE  (ROOT BALL)

75MM COMPACTED LAYER OF MEDIUM
GRADE PULVERISED BARK MULCH.
MULCH MAT BENEATH MULCH REQUIRED
WITHIN GRASS AREAS.TREE PIT
SURFACE TO BE AS LARGE AS POSSIBLE

1200 X 1200 X 600MM TREE PIT. TO BE
LARGE ENOUGH TO ACCOMMODATE
TREE ROOT BALL

300MM DEPTH OF TOPSOIL MIXED
WITH 80L OF COMPOST. TOPSOIL TO
COMPLY WITH BS 3882: 2015.
COMPOST TO BE A PROPRIETARY
PRODUCT, BARK BASED
INCORPORATING FERTILISERS  AND
IMPROVING ADDITIVES

2No TREE STAKES TO HAVE 1200MM
CLEAR HEIGHT ABOVE FINISHED
GROUND LEVEL. TREE STAKES
SHALL BE PEELED ROUND
SOFTWOOD, POINTED, MIN
DIAMETER 75MM.

TREE PIT IN GRASS/SHRUB PLANTING - HEAVY STANDARD / EXTRA HEAVY STANDARD TREE  (ROOT BALL)

2No 50MM RUBBER TREE BELTS

50MM TREE BELT IN A
FIGURE OF EIGHT
AROUND TREE. FIXED TO
STAKE WITH TWO FLAT
HEAD GALVANISED NAILS

TREE

TREE STAKE

BOTTOM 250MM OF TREE PIT TO BE
BROKEN UP WHERE DRAINAGE OF
SOIL IS POOR

MIN 300MM DEPTH OF SUBSOIL
(SITE OR IMPORTED) TO
COMPLY WITH BS 8601: 2013

DRAKE STREET, ROCHDALE
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Laying
No turf shall be laid until the soil preparation has been satisfactorily
completed by being brought to an even tilth and firmness. Turves from the
stack shall be wheeled to turf layers on planks laid closely side by side.
Adequate timber planks shall be used to support operatives and barrows,
and provide access. The turves shall be laid in consecutive rows with broken
joints (stretcher bond), closely butted and to the correct levels. The turf shall
be laid off planks working over turves previously laid. Where necessary, the
turves shall be lightly and evenly firmed with wooden beaters, the bottom of
the beaters being frequently scraped clean of accumulated soil or mud. A
dressing of finely sifted topsoil shall be applied and well brushed into the
joints. Any inequalities in finished levels owing to variation in turf thickness or
uneven consolidation of soil shall be adjusted by raking and/or packing fine
soil under the turf. A roller shall not be used. The finished levels of the turf
shall conform to the levels indicated, allowing for final settlement. Turf edges
and margins shall be laid with whole turves. Turves adjoining buildings, walls
or fences shall be taken to the face of the structure, giving complete soil
cover.

Laying around trees
Turf shall not be laid to within 300mm of any tree trunk.

Watering
The Contractor shall be responsible for the replacement of any scorched turf.
All necessary watering shall be carried out with sprinklers or oscillating
sprays so as not to wash soil out of joints. If shrinkage occurs and the joints
open, fine topsoil shall be brushed in and well watered.

PROTECTION TO EXISTING TREES

The recommendations in BS 5837: 2012, Trees in Relation to Design,
Demolition & Construction must be complied with at all times.

MAINTENANCE
All maintenance to be carried out up to handover to the adopting authority/
householder from the date of planting and turfing to ensure successful
establishment. All dead, diseased, damaged plants must be replaced during
this time unless the local Planning Authority states, in writing, any variation
to this.

SPECIFICATION

GROUND PREPARATION - GENERAL

Preparing for topsoiling
Grading and cultivation shall be in accordance with BS 4428:1989 section 4.
Subsoil that is to receive topsoil shall, whether obviously overcompacted or
not, be thoroughly broken up by hand, by heavy rotovator, by subsoiler or
tined equipment with adequate passes made to thoroughly break up the
surface to the following minimum depths; 350mm for grass seed, wildflower
seed and turf;  300mm for shrubs and hedges; 600mm for standard trees.
Subsoil shall be cleared of all large stones, bricks, perennial weeds, tree
roots (excluding living tree roots), coarse vegetation and other extraneous
matter.

Subsoil grading
Subsoil shall only be graded after loosening as above, and this shall be
undertaken by the use of a tractor and blade grader on large areas and by a
small mechanical grader or by hand on small areas. Ground shall at no time
be traversed by heavy machinery, for grading or any other purpose after
subsoiling and/or topsoiling has taken place.

Making up levels
When subsoil is deposited in low lying areas to raise formation levels, it shall
be lightly consolidated and left broken up ready to receive topsoil. Imported
fill material shall be natural subsoil free from metal, concrete or organic
material with any one dimension greater than 100mm. All imported fill
material shall be approved by suitably qualified person prior to spreading on
site.

Supply of topsoil
Topsoil to be supplied shall be approved by suitably qualified person and
details of the source of supply shall be provided in order that inspection may
be made before delivery commences.Topsoil shall conform to BS 3882:
2015, Recommendations and classification for topsoil, clause 4.1a. The soil
shall be free of weeds, roots or perennial weeds, pests, diseases, debris,
tree roots, sticks, subsoil and foreign matter and shall be capable of being
broken down to a fine tilth.The developer/contractor should satisfy
themselves that where topsoil is imported that this should be in accordance
with BS 3882:2015. Appropriate testing shall be undertaken and test
certificates shall be provided.

Temporary topsoil heaps
The depositing of temporary heaps of topsoil shall be so arranged that
possible damage to existing grass, plants, tarmacadam, paving etc, is
avoided. Unless otherwise agreed by suitably qualified person, temporary
spoil heaps shall be on protected ground. Such protection shall take the form
of tarpaulins, plastic sheets, boards or similar covering. If damage does
occur, it shall be made good at the contractor's own expense. Areas
excavated to receive topsoil but have not had the base loosened shall not be
used as temporary off loading areas. If the bottom of the excavation has
been loosened off, loading on these areas is permissible.

Spreading topsoil
Prior to topsoil replacement the formation level shall be cleared of all stones,
rubbish, debris with any one dimension greater than 75mm. Areas to be
seeded or turfed shall be covered by topsoil 100mm thick and areas to be
planted shall be covered by topsoil 300mm thick. Topsoil shall be spread in
an evenly consolidated layer and shall be left cleared of all roots, stones and
debris with any one dimension greater than 50mm throughout its depth.
Unless otherwise stated the finished level shall be 25mm above adjacent
hard areas. No topsoil shall be spread until the subsoil grade has been
inspected by a suitably qualified person
.

PLANTING

Cultivation
Planting areas shall be rotovated to a depth of 225mm in the original ground,
or where the ground is compacted, ripped and rotovated.
Pick off stones, bricks, timber and all other debris arising which have any
dimensions greater than 50mm and remove off site to tip.  Do not cultivate
across any drain where the stone is flush with the ground surface.

Soil improvers
Where directed composts, fertilisers or other additives shall be incorporated
into the soil. Spent mushroom compost or similar shall be spread to the
specified thickness and incorporated, by rotovating, into the top 150mm.
Fertilisers, organic or inorganic, shall be raked into the top 25mm.

Rejection of plants
All plant material should comply with the minimum requirements in BS
3936-1: 1992 Specification for trees and shrubs and BS 3936-4: 2007
Specification for forest trees. Any plant material, which in the opinion of a
suitably qualified person, does not meet the requirements of the
Specification, or is unsuitable, or defective in any other way, will be rejected.
The minimum specified sizes in the plant schedule will be strictly enforced.
The contractor shall replace all plants rejected at his own cost.

Planting
All plant material shall generally be planted between November and March in
open cool weather. Planting shall not take place in frosty, snowy or
waterlogged conditions. Where approved, pot or container grown plants may
be planted outside the described season, but adequate watering shall be
supplied. Torn or damaged roots and branches shall be cleanly pruned prior
to planting.

Planting of whips, transplants and shrubs
The nature of the material to be planted is variable and the contractor shall
allow for planting to be properly carried out in all cases as described in BS
4428: 1989 section 7 Amenity tree planting, section 8 Woodland planting and
section 9 Planting of shrubs, herbaceous and bulbs. All plants shall be
planted at same depth, or very slightly deeper, as they were grown. Roots
shall not be bent, broken or forced into inadequate pits or notches. Plants
shall be upright, firmed in and wind resistant, with no air pockets around
roots. Plants shall be planted at the specified centres. On steep slopes this
shall be in the horizontal measure. Transplants shall be planted with spiral
guard and cane to protect from rabbits and to hold the plant securely.
Plants forming a hedge shall be cut by one third immediately upon
completion of planting. All pots and root wrappings shall be carefully
removed prior to planting. All pots and wrappings arising shall immediately
be picked up and stored ready for removal to tip.

Tree planting within soft landscape areas
Trees shall conform to BS 8545:2014 Trees: from nursery to independence
in the landscape and BS: 3936-1: 1992 and be planted in tree pits of the
following sizes unless directed otherwise:
Feathered trees - 900 x 900 x 450
Selected standards - 1000 x 1000 x 600
Heavy standards/Extra heavy standards - 1200 x 1200 x 600
Excavated subsoil or stone shall be carted off site to tip. The bottom 300mm
of the pit shall be dug and broken up. The bottom of the pit shall be backfilled
with subsoil (site or imported) to comply with BS 8601: 2013. The top 300mm
of the pit shall be backfilled with imported topsoil as specified unless directed
otherwise.

Compost for planting pits
Compost shall be a proprietary product, bark based incorporating fertilisers
and improving additives. The type of compost shall be approved before its
delivery on site, and the details of the product shall be supplied. Cambark
planting compost is approved. Where directed compost shall be added to
and mixed with topsoil backfill at the following rates:
Feathered trees - 40  litres
Selected standards - 60 litres
Heavy standards/Extra heavy standards  - 80 litres

Stakes for trees
Stakes shall be peeled round softwood, pointed, minimum diameter 75mm.
The stakes shall be driven into the base of the tree pit prior to placing the
tree and backfilling.
Stakes shall in general have a clear height above the finished ground level
as follows unless directed otherwise:
Feathered trees - 750mm (one tie)
Selected standards - 900mm (2 stakes, one tie each)
Heavy standards/Extra heavy standards  - 1200mm (2 stakes, one tie each)
The stake shall be long enough to drive until they hold the tree firmly without
rocking.

Tree ties
Ties for bareroot trees, shall be approved rubber nail-on type with cushioned
spacer such as Toms, or other equal and approved. Nails shall be flat
headed galvanised and shall hold the ties securely into the stake. Ties shall
not be over tight on the tree stems. Ties available from J Toms Limited,
Wheeler Street, Headcorn, Ashford, Kent, TN27 9SH.
Feathered Type - 04 (one tie)
Select standards - Type L1 (one tie per stake)
Heavy standards/Extra heavy standards - Type L3 (one tie per stake)

Ties for rootball and container grown trees shall be 50mm rubber tree belts
in a figure of eight around the tree. Fixed to the stake with two flat head
galvanised nails.
Feathered - one belt
Select standards Type - two belts
Heavy standards/Extra heavy standards - two belts

Planting of trees
The tree shall be set upright and at the same depth as grown in the nursery,
the roots shall be spread out (bareroot) and the suoil followed by compost
topsoil mixture, backfilled. Backfilling should be done to ensure close contact
between roots and by firming in layers (bareroot). The soil shall be left level
and tidy, any subsoil clods, bricks or stones over 50mm arising, collected
and carted off site.

Mulching
A 75mm compacted layer of medium grade pulverised bark, with a particle
size of not more than 100mm and containing no more than 10% fines, shall
be spread to form a continuous layer covering the whole of the bed, or in the
case of standard trees within grass shall be in the form of a circle of 600mm
diameter around the base of the tree. Whips and transplants shall be
mulched in the form of a 300mm diameter circle around the base of the tree.
Where trees are planted within grass a circular hemp mulch mat is required
beneath the layer of mulch at the diameters stated above, secured with fixing
pegs. The tree pit surface shall be as big as possible.

TURFING

Soil preparation and cultivation
All areas to be turfed shall be cultivated to a depth of at least 100mm, all
weeds, stones and refuse larger than 50mm shall be removed to
Contractor's tip, and shall be brought to a fine tilth. Allow for hand cultivation
where machine work is not possible.

Turf
Turf shall be extra-quality meadow turf and shall comply to BS 3969: 1998
+A1: 2013 and shall  be laid in accordance with BS 4428: 1998, section 6,
Turfing. The Contractor shall supply a sample of the turf he proposed to use
for approval of a suitably qualified person and shall ensure that all turves are
similar to the approved sample. The Contractor shall inform a suitably
qualified person of the location of the supply, so that turf can be inspected
prior to lifting.

Season
Turf shall be laid when weather and soil conditions are suitable and, where
possible, preference should be given to autumn and early winter operations.
No turf shall be laid in exceptionally dry or frosty weather or in other
unsuitable weather conditions.

Delivery and stacking
For large areas, turf shall be delivered at appropriate intervals throughout the
work so as to avoid stacking for long periods.

C
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Ecology

connected to the dwellings.

The landscape proposals also support biodiversity and 

climate resilience through new planting, tree planting 

and habitat creation. The scheme replaces low-quality 

self-seeded vegetation with a more coordinated 

landscape approach, informed by the submitted 

Preliminary Ecological Appraisal, Potential Bat Roost 

Survey and Biodiversity Net Gain information.

The submitted ecology report identifies the site as 

unmanaged land with areas of overgrown tarmac, 

waste piles, dense and scattered scrub, saplings and 

tall forbs. The site is identified as having moderate local 

habitat value for birds due to the scrub present on site, 

the species recorded within the desk study area and its 

wider landscape position. The report confirms that no 

buildings are present within the site boundary and that 

the habitats on site are not suitable for roosting bats, 

with no bat roosts affected by the proposal. No signs 

of badger activity were recorded, although scrub and 

tufted grass provide suitable foraging and hibernating 

habitat for hedgehogs, and the site provides nesting 

and foraging habitat for birds and invertebrates.

The landscape strategy therefore responds to the 

ecological recommendations by incorporating new 

planting, tree and shrub planting, habitat creation and 

biodiversity enhancement measures. These include 

2.14 Ecology

2 Design and Access Statement 

native pollinator-friendly and fruit-producing species, 

bird and bat boxes, hedgehog highways and wildlife-

sensitive lighting. Site clearance will also be managed 

through appropriate ecological safeguards, including 

nesting bird checks where vegetation clearance is 

required between March and August and reasonable 

avoidance measures for hedgehogs.

Planting has been arranged to contribute to visual 

amenity, soften built form, support biodiversity 

and improve the overall quality of the residential 

environment.
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2.15 Crime Prevention

Crime Prevention Statement

Impact Statement [Document Ref: 20260060CIS01] 

with detailed lighting, access control and boundary 

specifications to be developed through the technical 

design stage where required.

The proposals have been developed to create a safe, 

inclusive and well-overlooked residential environment, 

where crime, disorder and the fear of crime do not 

undermine the quality of life for future residents.

The site layout places entrances, principal windows, 

parking areas, refuse storage and shared external 

spaces where they can be overlooked by surrounding 

dwellings. This supports passive surveillance and 

reduces opportunities for concealment, particularly 

around the apartment entrance, car park and 

landscaped areas.

Routes through the site are direct, legible and 

overlooked, with clear distinctions between public, 

shared and private space. Defensible planting, 

boundary treatments and lighting will help reinforce 

ownership and support safe movement, while avoiding 

hidden or poorly supervised areas.

Boundary treatments have been designed to provide 

privacy and security to rear gardens and ground floor 

dwellings, while maintaining visibility where surveillance 

is required. Planting will be managed to preserve sight 

lines along routes, parking areas and shared spaces, 

avoiding dense shrub masses in locations that could 

create concealment.

The strategy aligns with Secured by Design principles 

and responds to the recommendations of the Crime 

Design and Access Statement 2
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Sustainability & Green Infrastructure Statement

Alban’s Street. This helps soften the built form, improve 

residential amenity, support biodiversity and create 

clearer thresholds between public, shared and private 

areas.

The landscape and BNG strategy also provides 

an opportunity to replace low-quality self-seeded 

vegetation with a coordinated planting scheme, 

habitat creation and biodiversity enhancements. These 

measures support climate resilience, urban greening 

and the creation of a healthier residential environment.

The proposals adopt a fabric-first approach, with 

building envelopes to be developed to meet the 

requirements of Part L and support long-term energy 

efficiency, thermal comfort and reduced running 

costs for residents. The design will also be coordinated 

with ventilation and overheating requirements under 

Approved Documents F and O as the technical design 

develops.

The pitched roof forms provide opportunities for 

photovoltaic panels where feasible, subject to detailed 

coordination, SAP assessment and technical design. 

The roofscape, orientation and servicing strategy will 

be developed to balance renewable energy generation, 

visual impact and the site’s wider heritage and 

townscape context.

The material strategy prioritises robust, durable 

and contextually appropriate materials, including 

a masonry-led palette, slate-effect roof tiles and a 

combination of aluminium and composite  windows and 

doors. These materials have been selected to provide 

longevity, reduce maintenance requirements and ensure 

the development remains visually coherent over time.

Green infrastructure is integrated through the landscape 

strategy, with defensible planting, landscaped buffers, 

tree planting and open space around the apartment 

building, particularly along Broadfield Stile and St 

2 Design and Access Statement 
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Utilities - Broadband Connectivity Statement

The development will be designed to support modern 

broadband connectivity in line with NPPF Chapter 

10, which promotes high-quality communications 

infrastructure. Service routes and ducting will be 

incorporated to enable fibre broadband connections to 

each dwelling, with the final provider to be confirmed at 

the appropriate stage.

The site is intended to be connected to high-speed 

broadband infrastructure via Openreach, subject to 

provider design requirements, inspection and approval. 

This approach will ensure that future residents have 

access to reliable digital connectivity for home working, 

education and everyday use.

Design and Access Statement 2
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