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Design & Access Statement 

Application for Full Planning Permission for the demolition of 
the existing bungalow and construction of a new family 
dwelling – 28/09/2021. 

 

1. INTRODUCTION  

1.1 This Design and Access Statement has been prepared in light of the provisions in section 42 of the 
Planning and Compulsory Purchase Act 2004, Government advice contained in DCLG Circular 
01/2006 and good practice guidance outlined in ‘Design and Access Statements: How to write, read 
and use them’ published by CABE. 

2. BACKGROUND TO PROPOSAL  

2.1 This application is for the erection of one open market dwelling on the site of a former dwelling. The 
current bungalow contains asbestos and cannot be extended or refurbished without incurring 
considerable costs. 

3. THE PROPOSAL  

3.1 The proposed development seeks to obtain planning permission for a contemporary high quality 
design that will sit comfortably within the existing plot. 

4. SITE LOCATION/DESCRIPTION  

4.1. The site is within the Key Centre of Broseley to the north of the Town Centre and is accessed via 
minor roads from the B4375 which runs through the town. This part of Broseley is characterised by its 
tangle of streets and lanes and mix of dwellings on irregular plots, with wall heights and roofs at 
different heights – bungalows join taller 2 storey wings with integral parking , linked by pathways and 
flights of steps known as the Jitties, as the land is essentially the eastern slope of a valley side. The 
growth of the settlement was instigated in the late 16th Century when the Lord of the Manor, James 
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Clifford allowed miners to build cottages on plots in the unenclosed commons and wastes north of the 
ancient village. The site falls within Broseley Conservation Area 

4.2 The existing property is a 1950s hipped roof bungalow with a north facing frontage onto Sycamore 
Road. Its south facing rear elevation has a conservatory spanning the full width of the rear elevation and 
fills the gap between the original rear elevation and the boundary hedge which screens the plot and the 
conservatory.  

The plot itself is roughly triangular in shape wider at the North East end and tapering to the South West. 
The land slopes downwards  from the North East to the South West. The adjacent plot South East of our 
clients property has planning permission for a modern dwelling and this is set at a higher level. The 
application site is at a lower level. and Its perimeter is defined by mature hedging which is wider in some 
places than others. Access to the site is at the junction of Sycamore Road and Bradley Bank track. 

The adjacent dwelling at no. 31 is two storey, white painted brick cottage which has had extensions to 
the rear and a new entrance porch, in a contemporary design. 

4.3 The neighbor across the access track to the south is also a modern bungalow which has a split level 
front elevation with integral garage at ground floor level. The majority of the bungalow is therefore 
elevated and it is positioned in the corner of its plot set back from the road by 7m. Its outside amenity 
space is located to its rear in the south west. There are 2 storey properties to the east of the plot across 
Pugh’s Jitty which are of more recent construction (c.2002).  

4.4 The town council in their statement of support of the new dwelling at No 29  (17/01239/FUL) 
recognized that although the proposal was for a modern design within the Conservation Area, they were 
satisfied the plans to use traditional materials and the reference within the design to local features 
would enable it to blend in with the locality. 

5 PLANNING POLICY FRAMEWORK  

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the determination of 
applications and appeals under the Planning Acts should be in accordance with the development plan 
unless material considerations indicate otherwise.  

5.2  Both the NPPF (section 7) and PPG (section ID26) contain detail on why good design is important 
and how it can be achieved. In terms of the historic environment, some or all of the following factors 
may influence what will make the scale, height, massing, alignment, materials and proposed use of new 
development successful in its context: 

 The history of the place  
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 The relationship of the proposal to its specific site  
 The significance of nearby assets and the contribution of their setting, recognising that this is a 

dynamic concept  
 The general character and distinctiveness of the area in its widest sense, including the general 

character of local buildings, spaces, public realm and the landscape, the grain of the 
surroundings, which includes, for example the street pattern and plot size  

 The size and density of the proposal related to that of the existing and neighbouring uses 
 Landmarks and other built or landscape features which are key to a sense of place 
 The diversity or uniformity in style, construction, materials, colour, detailing, decoration and 

period of existing buildings and spaces 
 The topography  
 Views into, through and from the site and its surroundings 
 Landscape design 
 The current and historic uses in the area and the urban grain 
 The quality of the materials 

5.3  Relevant Planning Policies 

Central Government Guidance: 

National Planning Policy Framework 

National Planning Practice Guidance 

LDF Core Strategy Policies:  

CS1 - Strategic Approach 

CS3 - The Market Towns and Other Key Centres 

CS6 - Sustainable Design and Development Principles 

CS17 - Environmental Networks 

CS18 - Sustainable Water Management 

Site Allocations and Management of Development (SAMDev) Plan: 

MD1 - Scale and Distribution of Development 

MD2 - Sustainable Design 
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MD12 - Natural Environment 

MD13 - Historic Environment 

Settlement: S4 – Broseley 

SPD Type and Affordability of Housing 

Broseley Town Plan 2013-2026 including the Broseley Design Statement 

 

6 EVALUATION  

6.1 Principle of development  

6.1.1 Policy CS6 of the Shropshire Council LDF Core Strategy states that development should conserve 
and enhance the built and historic environment and be appropriate in its scale and design taking 
account of local character and context. Policy MD2 of the SAMDev Plan builds on Policy CS6 providing 
additional detail on how sustainable design will be achieved. LDF Core Strategy Policy CS17 is also 
concerned with design in relation to its environment, but places the context of the site at the forefront 
of consideration i.e. that any development should protect and enhance the diversity, high quality and 
local character of Shropshire’s historic environment and does not adversely affect the heritage values 
and function of these assets. Policy MD13 of the SAMDev Plan sets out criteria by which Shropshire’s 
heritage assets will be protected, conserved, sympathetically enhanced and restored. 

6. 1.2.The proposed site falls within the Key Centre of Broseley in which the principle of erecting open 
market dwellings is supported by LDF Core Strategy Policy CS3 –The Market Towns and Other Key 
Centres, as a more sustainable form of development. The Market Towns and other key centres are 
identified in LDF Core Strategy Policy CS1 – Strategic Approach as maintaining and enhancing their 
traditional roles in providing services and employment and accommodating around 40% of Shropshire’s 
residential development over the plan period. Greater self containment is the key objective of the 
Market Town revitalisation programme. SAMDev Policy S4 identified that housing developments should 
be small scale to reflect local character and meet the design principles in Policies DS1 – DS9 of the 
Broseley Town Plan. 

6.1.3 The ‘appropriateness’ of the site can be considered as the perceived interaction between the 
proposed and existing visual and physical factors involved. Both the  National Planning Policy Framework 
(NPPF) and LDF Core Strategy Policies CS6 and CS17 direct that a high quality development should be 
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created whilst contributing to local character, and protecting and enhancing the natural, built and 
historic environment 

6.1.4 Broseley Town Plan supports new housing within its development boundary and within its 
Conservation Area, provided that proposals offer a conservation gain, either by sympathetic 
restoration of a heritage feature or property, or via an infill development or conversion with a 
design that compliments the surrounding townscape (Policy H.3). Additionally, the Broseley Design 
Statement which forms part of the Town Plan, but which can be taken as a separate document, 
requires proposed designs to be in keeping with the form and materials that define the town’s 
heritage (DS.1), and blend in with the town vernacular, including in DS.2: 

a) Floor area, roof pitch and roof height  

b) Size of windows and facades  

c) Style and colour of brickwork and roof tiles  

6.1.5 This development meets the principle planning policy in favour of new housing in this 

location, as it is positioned within the development boundary of the Key Centre of 

Broseley, the surrounding environment is predominantly residential, and the plot that becomes 
vacant following demolition of the existing property was for residential purposes.  

6.1.6 The proposed development is not considered to have an adverse impact on the character or 
context of the existing building or surrounding Conservation Area if it of an appropriately domestic scale 
and design, utilising suitable materials. 

6.2 Design Scale and Character 

6.2.1 The proposed replacement dwelling will be placed approx 2m from the boundary of the adjacent 
North eastern plot and located closer to the Sycamore Road pedestrian gated access (5.2m). The plot is 
in a fairly generous sized corner plot measuring approximately 30.4m wide by 23m narrowing to 11.6m 
amounting to 532m2. The proposed dwelling footprint will be 141m2 compared to 89m2. It is our 
opinion that the proposed scale of the new dwelling can be accommodated within the existing site. 

6.2.2 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local 
planning authorities to have regard to the desirability of preserving or enhancing the character or 
appearance of conservation areas in exercising statutory functions. Policy CS6 of the Shropshire Council 
Local Development Framework Core Strategy states that development should conserve and enhance the 
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built, natural and historic environment and be appropriate in its scale and design taking account of local 
character and context. It further states that development should safeguard residential and local 
amenity. Policy MD2 of the SAMDev Plan builds on Policy CS6 providing additional detail on how 
sustainable design will be achieved, specifically stating that for a development proposal to be 
considered acceptable it is required to: 

 Contribute to and respect locally distinctive or valued character and existing amenity value by: 

(i)  Responding appropriately to the form and layout of existing development and the way it 
functions, including mixture of uses, streetscape, building heights and lines, scale, density, plot 
sizes and local patterns of movement; and; 

(ii)  Reflecting locally characteristic architectural design and details, such as building materials, 
form, colour and texture of detailing, taking account of their scale and proportion; and 

(iii)  Protecting, conserving and enhancing the historic context and character of heritage assets, 
their significance and setting, in accordance with MD13; and  

iv)  Enhancing, incorporating or recreating natural assets in accordance with  MD12. 

6.2.3 LDF Core Strategy Policy CS17 is also concerned with design in relation to its environment, but 
places the context of the site at the forefront of consideration i.e. that any development should protect 
and enhance the diversity, high quality and local character of Shropshire’s historic environment and 
does not adversely affect the heritage values and function of these assets. Policy MD13 of the SAMDev 
Plan sets out criteria by which Shropshire’s heritage assets will be protected, conserved, sympathetically 
enhanced and restored. Policy MD12 of the SAMDev Plan sets out criteria by which the avoidance of 
harm to Shropshire’s natural assets and their conservation, enhancement and restoration will be 
achieved. The design principles set out in the Broseley Town Plan seeks to ensure that proposed designs 
are in keeping with the form and materials that define the town’s heritage. 

6.2.4 We have considered whether the proposed dwelling will result in a substantial mass increase that 
will be too great for the plot to comfortably accommodate and would result in an adverse overbearing 
impact on the adjacent dwellings to the North East and South West. It is our intention that the design 
would sit comfortably within the plot and although it would be taller than the original bungalow, it 
should still bear some resemblance to the bungalow dwelling that it is replacing, albeit with a higher 
eaves height, and steeper roof pitch providing attic room accommodation. The different wall and eaves 
heights reflect the vernacular of many dwellings in the locality. 
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The design is such that the taller section is on the North East side, and no windows have been placed 
that will allow over looking of No 31. The glazing will be in black Crittall style windows which can be 
found in some examples and the glazed gable end  will take advantage of the views across the falling 
country side.  The gable end to the South East is 5.9m from the South Eastern Boundary and because of 
the adjacent plots higher level the impact of the roof will be reduced.  

The inclusion of a green Sedum roof to the proposed flat roof area introduces a soft landscaping 
architectural feature that will help to merge part of the roof with the natural environment within the 
surrounding jitties against which it would be viewed, and minimise its impact. This type of roof will add 
visual and environmental value. 

6.3 Access 

6.3.1 The site is in an area of Broseley which forms a north west arm of the town going towards the 
River Severn and consists of steep gradient, narrow roads and jitties. Some of these jitties are classed as 
roads, some bridleways and some footpaths, others are private ways. Sycamore Road branches off 
Cobwell Road which meets the feeder Bridge Road  via a junction off Quarry Road . Sycamore Road is a 
single-track urban road governed by a 30mph speed limit and is typical of the network of streets in this 
area. It is width constrained by the topography and the proximity of houses and retaining walls, 
however,  the local road network access to the site would be capable of safely accommodating the type 
and scale of traffic likely to be generated by a single dwelling. 

6.4 Drainage  

6.4.1 The existing dwelling has a cesspit and soakaways. This will need to be redesigned to 
accommodate the new dwelling so it is requested that if planning is granted it is a condition that details 
of the proposed foul water and surface water drainage disposal is submitted for approval prior to 
commencement of the development.   

6.5 Land Contamination/Stability  

6.5.1 The existing dwelling will be carefully dismantled by professional licensed asbestos removal and 
demolition company. A Pre Construction Phase Health and Safety Plan will be produced by a Principal 
Designer ( to be appointed by the Client), and appropriate notices to the HSE ( F10 ) and adherence to 
method statements and agreed construction traffic management plans will essential requirements and 
suitably qualified site manager will be appointed to ensure that all that is stated as required will be 
followed. It is also the intention of the developer  to engage with the neighbours and to listen to and 
address any concerns that may be raised at a public open day meeting ( Covid Restrictions Permitting ) 
prior to any commencement.  
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6.5.2 The method of foundations proposed will take into consideration the limitations of the site, 
ground conditions and access restrictions and will be overseen by a Civil Engineer. 

6.5.3 The application falls within the defined Development High Risk Area where there may be coal 
mining features and hazards which need to be considered in relation to determination. The Coal 
Authority records indicate that the site is in an area of likely historic unrecorded underground coal mine 
workings at shallow depth. The current application is supported by a Coal Mining Risk Assessment, and 
soil report following intrusive site investigations. 

7 OFFICERS RPEORT FOLLOWING REJECTION OF PREVIOUS APLICATION 

7.1  The report stated the following reasons for refusal:  

i) Whilst there is no in principle planning policy objection to the development of a replacement 
dwelling on the application site, the key determining issue relates to the scale, design and 
impact on the Broseley Conservation Area. Whilst during the course of the determination of the 
application, the height of the building has been reduced by 0.6m and there have been 
amendments to the detailing, the overall design concept remains otherwise unchanged with no 
fundamental alteration to over size and footprint of the building in terms of the length, width or 
general proportions. The amended design fails to address the fundamental objection to the 
proposal in that it fails to comply with design principles set out in the Broseley Town Plan and 
does not offer any conservation gain. It would give rise to 'less than substantial harm' and would 
therefore be contrary to paragraph 202 of the NPPF (2021) with no demonstrable 'public 
benefits' that would outweigh this harm. As such the proposal cannot be considered to be 
acceptable in terms of its scale, design and impact on the Broseley Conservation Area, and must 
therefore be considered to be contrary to paragraphs 126, 128, 134, 197 (i.e. not making a 
positive contribution to the character and appearance of the conservation area, nor to that of 
local distinctiveness), and 202 of the NPPF (2021), Principles C1, C2, I1, I2 and I3 of the National 
Design Guide, the principles of the National Model Design Code, Policies CS6 and CS17 of the 
Core Strategy, Policies MD2 and MD13 of SAMDev, emerging policies SP1, SP5 and DP23 of the 
Submission Local Plan and the principles set out in the Broseley Conservation Area Appraisal 
(use of materials etc). 

ii) Because of the height of the dwelling, retention of large areas glazed panels and the elevated 
position of the building within the plot, combined with the loss of established landscaping, there 
is potential for the building to have an overbearing impact on the amenity of the properties to 
the north and north-west, particularly if the building were to be located close to the front of 
plot. Inadequate detail has been submitted to demonstrate that the proposal would not have an 
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unacceptable amenity impact and therefore also that it would be compliant with Core Strategy 
Policy CS6 and NPPF (2021) paragraph 130. 

 
iii) Inadequate detail has been submitted to demonstrate that the proposal is acceptable in 

terms pedestrian and highway safety including the provision of adequate car parking 
and turning or how safe construction access will be provided and therefore that it would 
not amount to over development of the site and therefore also that it would be 
compliant with Core Strategy Policy CS6, the NPPF (2021) paragraphs 110-112 and 
SAMDev Policy S4. 

 

7.2 Much emphasise is being placed on the distinctiveness of property in this area and this is cited as 
one of the reasons for refusal on the grounds that the proposed building will not positively contribute to 
the  character and appearance of the conservation area. We strongly disagree with this, and attach a 
separate photo document supporting our assertion that there is there is little or no consistency  to be 
found in many of the surrounding dwellings in this area and the appearance of many is at best mediocre, 
with only 1 or 2 buildings of noteworthy character. Our design will raise the design standards.  
Furthermore reference to the street scene being characterised by traditionally proportioned miners 
cottages does not bare any resemblance to the particular setting of our site. 

7.3 It is for the above reasons that we strongly disagree with the comments regarding the contemporary 
design not reflecting the local vernacular. We are prepared to change the roof tile type to clay and have 
already added Broseley brick plinths.  

7.4 We have now submitted more detailed plans of the amenity space and the proposed access to off 
street parking. The intention to widen the access point to create a turning circle would be of benefit to 
other neighbours too, in this very tight restricted area.  Reference to the loss of substantial landscaping 
is misleading in the sense that existing amenity space had several sheds and lacked any form or  

7.5 The planners report mentions the retention of the existing boundary retaining wall. We will assess 
its condition and retain or improve as necessary. It is also mentions the previous landslip following 
building works on the adjacent plot and requested an engineer’s report detailing how further landslips 
would be prevented. This is not a problem and can be a condition requirements and by itself does not 
provide sufficient ground for citation as aground for refusal. 

7.6 Likewise regarding evident of insurance request which can be easily provided.  

7.7 We note that there has been a request for a construction management plan. This will be issued and 
can be a condition for approval. 
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7.8 There is no precedent for insisting that a proposed development cannot be of contemporary design, 
in fact a stronger argument for a building that is of its time rather than creating a pastiche of a older 
properties.. 

8 CONCLUSIONS  

8.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the determination of 
proposals under the Planning Acts should be in accordance with the development plan unless material 
considerations indicate otherwise. 

8.2 It is considered that this proposal is not contrary to adopted policies as it is positioned within the 
development boundary of the Key Centre of Broseley, where appropriate residential development is 
acceptable in principle. The scheme is for a high quality contemporary design which we believe is not 
considered by its scale, and appearance to be incongruous in the context of the surrounding built and 
historic environment. There is no precedent for insisting that a proposed development cannot be of 
contemporary design, in fact a stronger argument for a building that is of its time rather than creating a 
pastiche of a older properties..Satisfactory separation distances exist between the proposed 
development and surrounding buildings for residential amenity to not be adversely impact on. 
Additionally access to and drainage of the site can be satisfactorily achieved as shown.. Any shallow 
mine workings, mine gas or asbestos presence discovered can be detected via intrusive pre-
commencement investigations and assessments, with the intention of making the site safe and stable. 

8.3 Design principles from the Town Plan which the reason for refusal refers to:  

DS.1:  Proposed designs must be in keeping with the form and materials that define the town's heritage. 

DS.2: Designs and building materials must enable new builds and extensions to blend in with the town 
vernacular as set out in its conservation statement, taking note of: a) Floor area, roof pitch, roof height; 
b) Size of windows and facades; c) Style and colour of brickwork and roof tiles. 

Response to DS.1 & DS.2:  

Paragraph 7.2 – 7.4  highlights the varied styles that can be see in terms of form and materials and our 
design compliments the best of these. 

We argue that the town vernacular in this area is not consistent, and our design and the choice of 
materials for the elements described below are appropriate: 

a) Floor area – we have taken into account the site area and proposed a development that is 
appropriate for the site bearing in mind its topography and  proximity to neighbouring houses. The 
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layout provides a very good level of accommodation and will meet the needs of a modern day 
family that is able to afford to live in this town.  

b)  Roof pitch &  roof height; The roof pitch and height has taken into account the style of nearby 
properties. The change in eaves heights and pitch characterise the style found in many examples. 
The height has been kept as low as it can be by forming attic bedrooms.   

c)  Size of windows and facades; The windows we have chosen are high quality Crittal style, and the 
glazed facades take advantage of the views available – which is exactly what would be expected of 
any contemporary house.  

d) Style and colour of brickwork and roof tiles: We have selected a Brosely brick for the plinths and 
solder course s, eaves band and this will work well with the rendered finish that can be found on 
may houses in the locality. Roof tiles that  reflect the material  pallet of the area have been selected.  

DS.3:  Boundaries On street frontages boundary walls will be preferred. For other boundaries native 
hedges will be supported in preference to fencing. Existing walls and native hedges must be preserved. 

Response to DS.3: 

We have significantly improved vehicular access and the off site parking provision. We have retained 
existing walls where this has been possible.  

DS.4:  Architectural features The use of brick and/or stone headers with keystones or blocks is a 
recurring motif in Broseley, as is the use of decorative corbels, cornices and patterned/alternating 
brickwork on building frontages. Design proposals which incorporate elements of these distinctive local 
features will be supported. 

Response to DS.4: 

We have incorporated brick detailing in Brosely brick, in the form of a perimeter plinth, headers, and 
projecting eaves bands.  

 DS.5: Doors and Windows The prevailing consideration will be the design, and how successfully the 
proposal complements the building and its surroundings, rather than the materials used. 

Response to DS.5:  

We have selected a style of window design that complements the building and its surroundings.   

DS.6: Chimneys Existing chimneys must be preserved. The inclusion of functioning, brick built, chimneys 
in design proposals will be supported. 
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Response to DS.6: 

We have not incorporated a functioning brick built chimney into the design.  

DS.7: Innovative individual proposals Design proposals for individual plots that attempt innovative high 
quality approaches to meeting the criteria set out in this document will be considered. 

Response to DS.7  

Our design is of high quality, and maintains its individuality whilst still providing  detailing that 
references the locality.  

Response to reason 2: 

The second reason for refusal of the previous application stated that insufficient detail was provided in 
order to demonstrate that the proposal would not have an unacceptable amenity impact on properties 
to the north and north west. The existing and proposed block plans submitted with this application 
demonstrate that the proposed dwelling will not be set significantly further forward in the plot than the 
existing property. Although it is overgrown at present and requires cutting back the front boundary 
hedge will be either retained if possible or reinstated following the development. 

As can be seen from the aerial view below the land directly to the north of the site is open parking and 
garden associated with the property to the north east. The property to the north east has no main 
habitable room windows on the rear or side elevation and the property has a conservatory leading to 
the main sitting out area to the north which would not be overlooked by the proposed dwelling. The 
property to the north west has main windows on the western elevation but these are sited over 25m 
from the side elevation of the proposed dwelling. The proposed dwelling will not result in any harm to 
the amenity of the neighbouring occupiers to the north by virtue of overlooking or overbearing impact. 
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Response to Reason 3: 

The application is for a replacement dwelling and the existing bungalow has access onto Sycamore Road 
and a large garage and parking space. There is no turning space available within the curtilage to the 
existing dwelling. As shown on the proposed block plan the existing access is to be widened and 
improved and two parking spaces provided within the site. This widening of the access will be of benefit 
to all as it will remove obstacles ( BT pole and wall )  that presently make turning at this junction 
challenging.  

8.4 For all of the aforementioned reasons, it is respectfully requested that planning permission is 
granted in accordance with the provisions in Section 38(6) of the Planning and Compulsory Purchase Act 
2004. 

END OF STATEMENT 

 


