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Design and Access Statement

Proposed erection of a single 4-bedroom detached house with attached garage and direct access to Station Road, Rhostyllen. Wrexham.

Site Location and Description.

The plot of land is located adjacent 4, Station Road, Rhostyllen in the County Borough of Wrexham and covers a gross area of 594sqm 

The site is currently vacant and is of low ecological value.  We now have an Ecological Report about the site which confirms it has a low ecological rating, however, historically the site has previously been occupied by hedgehogs.  None were found during the inspection; however, the proposed perimeter fencing will be lifted by 75 to 100mm from ground level to allow the migration of wild life through or across the site.  We are currently awaiting the report from the Ecologist to confirm their findings.  I understand the report will follow on quite quickly in the next few days.
 
The surrounding locality has a mixture of residential properties, a few Public Houses and the occasional block of terraced garages.  The immediate piece of land just north of the site is newly occupied residential development.  The House type used was also on this previous development and therefore provides some continuity in design.  Further north is a variety of the existing open space incorporating the football pitches and a play area with Station Road. 


A Planning Enquiry was made by SG. Estates Ltd requesting this land be considered for residential development and Wrexham Planning Department responded 3rd Feb 2020 by report.  The following information is in response to this report.

Proposed Development.

The site can be found in the Wrexham Unitary Development Plan and is within the settlement limits.  This relieves the pressure to build in rural areas and is in line with the requirements of both PS1 and PS2 






Tree Protection

Trees do affect the site and a tree preservation order is in place.
This has been respected and an Arboricultural Impact Assessment has been submitted with the application. SG Estates Ltd will be taking on board the recommendations in the AIA


Whilst there is only a single dwelling on the plot, the developer will be considering all aspects of biodiversity and this is reflected in the Landscape layouts and boundary treatments with fencing being provided to minimise damage to roots in the RPAs.  The actual panels themselves will be erected 75 to 100mm off the finished ground level to allow the migration of wild life through the plot to the open space to the right of the plot 




GDP1 Concept and Principals

The Wrexham Unitary Development Plan (UDP) describes policies for individual settlements within the County Borough and the Proposals Map shows the main towns and villages as having specific settlement boundaries. The purpose of such settlement boundaries is to define areas within which the principle of development is generally acceptable.  The above site falls within the settlement boundary for Rhostyllen.


In preparing the design for the site the following policies have been accommodated: 

GDP1 		Development objectives
H2 		Residential development within settlements
PS1		Settlement limits
PS2		Development and the environment
PS4		Settlement pattern

In addition to the above, the application has considered good design objectives set out in Technical Advisory Note 12.  

In considering the above, the following design procedures were employed:

a) Accessibility 
b) Environmental sustainability
c)	      Character
d)	      Community safety



[bookmark: _GoBack]Disabled Access

Disabled access in line with national and local polices have been considered within the dwelling. This will feature a lowered threshold to comply with Part M of the Building Regulations and parking spaces with wheel chair access

Parking Standards are to the current Highway Dept requirements of 3 per 4 bed house.




Vision and Design objectives:

The vision of the design is to achieve a development that not only provides accommodation but will define private areas, i.e. rear gardens and more public areas to the front of the properties.

To achieve an environmentally sustainable design by careful consideration of movement, not only around the dwelling, but also around the adjoining area. 

To incorporate energy efficient saving technology and space heating system with consideration being given to recycling of waste materials and waste water management.


Accessibility

Pedestrian movement within the plot has been well thought out with disabled access to comply with part M being provided at the front door.  The driveway then leads to the back edge of footpath in Station Road which can be used by a wheelchair.

A short walk from the site will find public transport, including, local regular train and bus services.  Parking standards of 3 spaces per dwelling can be achieved as approved in the local plan. 

Environmental Sustainability

All of the above factors contribute to the sustainability of the proposed dwelling including the higher level of energy efficiency created by the current Building Regulations.

Water conservation has been addressed by the use of water restrictors and temperature restricting thermostats to all washing facilities such as showers and baths.

Facilities for collection and recycling of waste water, surface water, domestic waste and waste generated during construction, together with the re-use of materials at the end of the development’s lifespan is also considered.  How energy is created and used during the lifetime of the development and how energy is used in the manufacture of materials is also taken account of.  Assessment of building materials and construction methodology are compared with the “Green Guide” and SAP ratings that determine the Dwelling Emission Rate ensure future energy savings.	

Drainage

There will be a two-pipe system on site for foul and surface water.  This will then combine at the last manhole to connect into the existing combined sewer manhole in Station Road.

Drainage of foul water will be via a new foul sewer in the plot 

Surface water 

Approval in principle has been given by Welsh Water for the connection of one plot to the existing combined sewer in Station Road. A formal application for Welsh Water Approval has been submitted and we await the outcome.

See drainage layout which forms part of the application, Ref DL1
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Character

The style and character of the dwelling is sympathetic in design to the surrounding dwellings with the use of modern materials and construction methods to provide a relaxing stress-free environment. 

Hard and soft landscaping have been designed and submitted as part of the application to compliment the development and its surroundings.

Careful consideration has been given to how the new dwelling is sited to provide for the continuity of design.  The overall scale, massing and appearance both within the scheme and externally of the development have been planned to ensure that the dwelling sits well within its surroundings.

Eaves and window detailing are repeated not only from within the development but also from the existing surrounding area.  Roof top architecture both in the selection of roof tile and pitch compliment the surrounding dwellings.  The built-up frontage to development will also be maintained as previously approved, thereby providing continuity of Streetscape.

The Planning Department were sent as a pre application, the site layout and house type and basic designs terms and the officer confirmed that the proposals were in keeping with the local environment.

Community Safety

Security lighting will be added to the front and rear of the property and a high security front door is also being used.

All rear garden fencing will be 1.8m high, preservative treated, close boarded with lockable gates where appropriate.

Highway Safety

Access visibility splays are indicated as requested by the Highway Department on the planning layout at 1:500 being 2.4 x 17.0m to the North & 2.0 x 25.0m South


Contamination

Our Geologists have agreed that the carry over of the report from the Factory site would more than satisfy any outstanding queries with ground conditions given the experience gained from plots 1 to 14 and an addendum report has been written by Betts Geo Ltd,
stating that the removal of the first 600mm of existing material and replaced with 450mm of clean subsoil and 150mm of clean top soil needs to take place with due diligence and a watchful eye for further contamination.  See attached letter.


Movement to, from and within the plot

The specific location of garage and parking spaces provide minimum conflict between vehicles and pedestrians and are positioned to provide privacy by protecting and shielding of private areas.  The dwelling is located to achieve the overlooking distances and are well in excess of the minimum Local Authority overlooking privacy standards. 

Good innovative layout design continues into the house with specific attention being paid to wheel chair accessibility.  Level access thresholds to each main entrance door and internal door widths of 838mm provide for wheel chair movement through the dwelling, including the ground floor cloak room with outward opening doors as required under Part “M” of the Building Regulations. 



Ecology

Having spoken with Ms Emma Broad Ecologist for the Council, she confirmed that an extended walk over survey would be sufficient initially to establish if there are any of the following requiring special treatment:

Protected Sites, Habitat and Flora, Protected species and Species Groups

This has now been completed by Marches Ecology and forms part of the application.

In this instance the site is very low key ecologically with a requirement to provide three bird boxes appropriately located.



Summary

The erection of this dwelling now completes the overall rehabilitation of this area of Rhostyllen, both at the end of Station Road and to the development at the rear of the plot.  It is what this area needs to establish long term sustainability and environmental completeness.
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