














Proposed Redevelopment of Pyestock North for Employment Uses

28

4.26 Disabled spaces have been designed in accordance with the

recommendations of Approved Document M. The approach

route from the designated spaces to the entrance is level with

dropped kerbs. 

4.27 Pedestrian crossings will have both blistered and tactile paving

and drop kerbs. Block pavers and surface materials with a

textured surface will be used for the pedestrian routes to give

an even but slip-resistant surface.

4.28 Level access to the main entrances and receptions will be

provided. Drop kerbs will be provided at the sides of the spaces

to facilitate access from the disabled spaces to the pedestrian

routes.

4.29 The entrance to the buildings will be clearly defined and any

glazing to the doors or side screens will incorporate high and

low level manifestation in accordance with Approved Document

M recommendations. The entrance doors are to be double leaf

doors, but each leaf will have a clear opening width of 800mm. 

4.30 The door furniture to building entrances is to be clearly defined,

located approximately 1000mm above ground level and of a

type that is easy to operate. The door opening pressure will be

set as low as possible. (20 Newtons is normally recommended.)

Entry into the unit will be generally level and doors are to have

a clear opening width of 800mm with lever furniture that

contrasts with door at 1000mm above floor level.

4.31 Inside the buildings, routes from the reception to the toilets and

office space will be through a single leaf door having a clear

opening width of 800mm. The doors will be fitted with vision

panels commencing at 500mm, and lever furniture that

contrasts with doors at 1000mm above floor level. The opening

pressures for all doors will be set as close as possible to 20

Newtons. The door surrounds and general decoration will be in

accordance with Approved Document M, in respect of colour

contrast.

4.32 Vertical circulation within the building to the office area is either

through a lift, to an appropriate specification to enable use by

wheelchair users and disabled persons, or by stairs which will

be designed for use by the ambulant disabled and in

accordance with Approved Document recommendations. This

will include the appropriate rise and going of each step, as well

as visually contrasting nosings and handrails.

4.33 The buildings will be operating over a 24-hour, 7-day period,

and the external operational areas will be illuminated during

the periods of darkness. Operational lighting to the service

areas will be carefully designed so as to minimise light spillage

by the use of cowls and deflectors. 

4.34 The Development will incorporate as far as possible a strategy

for sustainable design. This will include the incorporation of

architectural elements to enable the potential for natural

ventilation, to permit natural lighting and minimise use of

artificial lighting in daylight hours, to ensure the buildings are

air tight, and to reduce solar gain. This strategy will include

guidelines for building design and performance to maximise

flexibility, longevity, and recyclability, and will be matched by

specifications that will determine the most sustainable choice

of construction materials; for instance by ensuring that timber

is sourced from sustainable forestry, prohibiting products

containing CFCs and HCFCs, and incorporating materials arising

from demolition in the construction works.

4.35 The layout will allow the potential for flexibility in ducting,

pipework, and cabling within the energy infrastructure to enable

the future installation of low voltage cables and increase the

extent of distributed energy.
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Energy Use and Renewable Energy

4.36 The approach to energy use and maximising the use of

renewable energy at the site involves both energy demand

management and energy supply management.

Energy Demand Management

4.37 Measure to reduce energy consumption in new buildings, can

include:

• Optimising the use of natural daylight (reducing the need for

electric lighting) with north facing polycarbonate roof lights

over 15% roof area. (cf industry standard of 10%).

• Introducing natural ventilation and cooling as opposed to

comprehensive air conditioning;

• Using solar air heating by using solar air collectors for office

and warehouse heating;

• Minimising air leakage and reducing energy lost through the

external fabric of the building (above Building Regulations

levels) including high levels of insulation;

• Reducing solar gain by locating offices on the north elevation

or incorporating bris soleil and tinted glass on other

elevations;

• Using low energy fittings throughout;

• Using low / no water use fixtures and timing controls;

• Considering west facing green walls and green roofs where

feasible;

• Using a sustainable materials schedule including

i) high quality pre fabrication which involves less work (and

energy) on site and minimises wastage

ii) local, recycled and/or recyclable materials

iii) low energy paints

iv) sustainable consideration in landscape design and

specification.

Energy Supply Management

• Maximising the feasible use of solar and wind power;

• Exploiting the potential for flexibility in ducting, pipe work

and cabling within the energy infrastructure to enable the

installation of new and future technology including lower

voltage cabling and increase the extent of distributed energy;

• Meeting the energy requirements of secondary infrastructure

lighting by solar and wind powdered street lamps. These

lamps can use integrated wind and photovoltaic (PV)

modules which are stand alone. Alternatively centralised PV

banks can be considered as they are more efficient but with

the disadvantage of greater distribution costs;

• Utilising energy controls such as passive infra-red sensors,

mixer taps and heating valves, including digital recording

with meters and mechanical service loads to allow occupiers

to implement monitoring programmes;

• Using solar hot water heating from the evacuated tube method;

• Using T5 fluorescent lamps in appropriate luminaries with

high frequency ballasts in lieu of T8 for office lighting;

• Evaluating potential for sustainable urban drainage (SUDS)

such as oversized piping, porous paving and other forms of

water storage and attenuation. The SUDS system can be

allied to a grey water policy;

• Using rainwater harvesting and using ‘grey water’ for

landscape irrigation, wc flushing and sprinkler tank/vehicle

was supply as methods of water conservation;

• Installing high efficiency boilers and opting for ‘A’ rated

energy appliances with sophisticated timers.
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DESIGN POLICY OBJECTIVES RESPONSE

i) Achievement of high quality design This Statement, through the explanation of the evolution of the masterplan design; the account of the design concept and principles; and, 

(PPS1, PPS 3 and Policy GEN 4). the description of proposed uses, layout, scale, appearance, landscaping and access arrangements demonstrates how the development will 

be of a high quality design. Whilst the detailed design of buildings is reserved for future determination, the site layout plans and details 

within this Statement demonstrates how the proposals create quality buildings designed for flexibility, longevity and recyclability with 

specifications adopting sustainable choice of materials. Buildings are set within landscaped plots with attractive amenity areas with efficient 

access and egress for all vehicles, cycles and disable visitors / occupants.

ii) the design and layout of the proposed  The proposed development area comprises brownfield land, currently occupied by a variety of industrial / warehouse and office buildings,

development should respect the local and industrial structures. This Statement demonstrates how the development is positioned within the boundaries of the existing footprint,  

character (Policy GEN 1). following the same grid network of roads and routes, within an existing woodland clearing. Existing large stands of trees and woodland areas 

are maintained and where appropriate, the buffer between the development and the boundaries to the development is strengthened through 

additional planting. Assessments of ground levels and woodland has enabled maximum heights to be incorporated within the masterplan 

parameters, taking account of the visual amenity of both the local and wider area. The result is a development without harm to the 

character and quality of the surroundings. 

iii) regard must be had to scale, massing, This Statement explains the approach to masterplanning the site, justifying the scale, massing, height and other key design characteristics of 

height, prominence, materials, landscaping, the proposals, within the context of site characteristics and wider planning considerations. Through the retention and enhancement of the 

siting and density (Policy GEN 1). existing boundary treatments, the development within the existing building footprint and on the same grid layout, the location of larger 

buildings towards the centre of the site and the adoption of a sympathetic landscaping strategy, the development protects the site’s existing 

character and outlook.

iv) the impact of the scheme, on the rural character This Statement along with the visual impact assessment undertaken within the Environmental Impact Assessment and Supplementary 

of the locality or the open character of the Environmental Statement demonstrates that the scheme will not harm the rural character of the locality or the open character of the strategic  

strategic gap (Policy Dev12 and Policy GEN1). gap. The masterplanning approach outlined above along with existing site characteristics ensure that the proposed development can be 

created whilst protecting prevailing character.

ASSESSMENT AGAINST POLICY5
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DESIGN POLICY OBJECTIVES RESPONSE

v) any material loss of amenity to existing by Noise, air quality and traffic impact assessments are provided as part of the Environmental Impact Assessment and Supplementary  

virtue of noise, disturbance, noxious fumes, Environmental Statement submitted with the application and these studies demonstrate that the proposed development will not materially 

dust, pollution or traffic generation should harm prevailing amenity.

be avoided (Policy GEN 1 and GEN 6).

vi) regard to energy efficiency and renewable This Statement demonstrates the approach to both energy demand management and energy supply management, that will bring about a 

energy in the proposed scheme reduction in energy consumption whilst exploiting renewable energy opportunities. It is envisaged that the development will incorporate a 

(Structure Plan Policy E4, RSS 9 Policy INF 4). wide range of modern energy initiatives, to be secured through subsequent reserved matters applications.

vii) seek to achieve an accessible and inclusive The three possible development options for the site all provide an accessible layout allowing inclusive access. Through the provision of 

environment (Policy T14). disabled parking close to building entrances, the creation of level access to buildings, drop kerbs and tactile pavings, the development will 

provide  suitable access and this will be further developed through submission of details as reserved matters.

viii) consideration of the principle of crime prevention   The layout options create overlooked public areas and entrances, car parking and service areas. Footpath and cycle ways are to be lit 

and public safety in the development’s   designed to give good forward visibility and avoid hiding places. With a comprehensive management of the site, and on-site security 

design and layout (Policy GEN 12). monitoring likely to be adopted the development will create an environment that protects personal safety.

ix) ensure lighting within the development  The October 2006 Lighting Report and Supplementary Environmental Statement  demonstrates that through the use of modern lighting 

minimises light pollution (Policy GEN 1). technology light spill, glare and upwards light loss to the surrounding areas will be minimised. The nature of the scheme and the character of 

the surrounding woodland assist in assimilating the development into its surroundings.  

x) ensure sustainable and safe traffic movement The site is well located in relation to the strategic highway network, with an efficient link to the M3 motorway. With proposed improvements 

and parking, including the provision for to the local highways, footpaths and cycleways, improved links will be created between the site and residential areas. Sufficient parking is 

pedestrians, cyclists, public transport services. created to serve the quantum of development proposed together with an appropriate level of servicing for all units. Covered cycle parking 

(Policy T14). will be provided across the site and conveniently located in relation to the units, good pedestrian circulation within the site will also  be created.
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6.1 This document identifies an approach and commitment to high

quality sustainable design in the context of the adopted and

emerging planning policies and in response to consultation

reaction. As is appropriate in these circumstances, conditions

attached to the planning decision and a legal agreement

(a ‘Section 106 Agreement’) provide mechanisms to secure

delivery of the design and access initiatives outlined in

this document.

6.2 It is envisaged that an appropriate condition(s) would be

applied stating that the details of the scheme will be in

accordance with both the Development Parameters Plan Ref No.

2423-PL-002T and only one of the three options identified in the

Statement Ref 2423-PL-083A, 2423-PL-084A and 2423-PL-085A.

Such a condition will provide the local planning authority with

additional control on the delivery of a scheme that embraces

the design principles outlined within this document.

6.3 Suggested wording for such a condition is as follows:

“The details submitted to satisfy relevant planning conditions

shall have full regard to the principles set out in the ‘Design and

Access’ document, dated October 2007, and shall generally

conform with the Development Parameters Plan Ref No. 2423-

PL-002T and only one of the three layout options Ref 2423-PL-

083A, 2423-PL-084A and 2423-PL-085A.

6.4 As identified in Section 2.0 above, the planning committee

report for application 05/00238/MAJOR required the legal

agreement to secure a number of obligations. It is considered

that these obligations, which are set out below, remain

appropriate and would be secured through the legal agreement

associated with this application:

• A Wildlife Management Plan

• A Landscape Management Plan

• A Construction Environmental Management Plan

• The Green Travel Plan

• Off-site highway improvements

• An archaeological watching brief

• Contributions towards community projects and

environmental enhancement schemes fairly and reasonably

associated with the project.

PLANNING CONDITIONS AND LEGAL AGREEMENT6
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7.1 This Design and Access Statement replaces the previously

submitted Design and Development Considerations document,

and accompanies the outline planning application for the

proposed warehousing and distribution redevelopment at

Hartland Park (application reference 07/00764/MAJOR). The

development will provide approximately 126,000 sq m of B8

floorspace in a series of medium to large scale units, creating a

distribution park at this previous developed and allocated

employment site whilst also protecting the existing character of

the site and its surroundings.

7.2 This Statement demonstrates how through an understanding of

the site and an assessment of existing development constraints

that include those associated with the site’s status as a major

developed site within the strategic gap has led to a full

appreciation of the site’s development capacity. Equally, an

assessment of site opportunities predominantly associated with

its brownfield character and location within its woodland

clearing with excellent links to the strategic road network have

enabled the evolution of a masterplan that is appropriate for

the site and its surroundings.

7.3 The revised Development Framework Plan (2423-PL-002T)

defines the development parameters for the proposal.

Additional clarity is provided in the form of the three options

that now have enhanced status with confirmation that with the

proposed scheme to be developed only in accordance with one

of these options (Plan references 2423-PL-083A, 2423-PL-084A

and 2423-PL-085A). These plans, along with other application

documents and the contents of this Statement demonstrates

how the site can be developed; how the character of the site

and surroundings will be preserved; how significant

landscaping can be integrated into the scheme; how the

environment can be protected and enhanced and how the

development can be safe and accessible to all.

In Summary:

Amount

7.4 The extent of the proposed development area and maximum

height of buildings has been informed by landscape and visual

impact, ecology, market demand and traffic considerations. The

site option plans demonstrate how the proposed floorspace can

be accommodated at the site with due regard to these

constraints and opportunities.

Use

7.5 The traffic and socio-economic analysis, along with an

assessment of prevailing national, regional and local planning

policy influenced the decision to proceed with B8 development.

The lower traffic and employment generating characteristics as

well as the site’s location and links to the motorway network

support the principle of warehouse distribution uses at

Hartland Park, over other traditional employment generating

uses.

Layout

7.6 The site option plans demonstrate how the proposed floorspace

can be accommodated at the site, with the existing grid layout

and main access adopted in the new masterplan proposals. The

layout allows for a range of different sized buildings, to satisfy

various demands from the local market, whilst also creating an

attractive business environment with on-site landscaping

surrounded by extensive woodland planting.

Scale

7.7 The requirement to create this quality business environment

and the associated need to provide public spaces, permeability,

landscaped areas, protected habitats and the retention of large

stands of existing trees has helped determine the scale of

development and buildings, with preference for a larger number

of smaller buildings rather than one or two very large buildings.

Landscaping

7.8 The landscaping strategy has been designed to respect the

existing character of the area with the sympathetic integration

of the development proposals into the surrounding

environment.

Appearance 

7.9 A strategy outlined in this Statement has been developed to

guide the consideration of this matter at the reserved matters

stage. It is envisaged that buildings will complement the high-

tech character of the site, with steel framed buildings, clad in

profiled metal cladding and curtain walling. The use of varying

colours to pick out details, and green coloured roofs will help

the buildings assimilate into the landscaped setting.

Access

7.10 The site will be integrated with local communities and the

motorway network by a series of highway improvements,

footpaths and cycleways, detailed within the Transport

Assessment. The Park will also be laid out to achieve

accessibility for disabled occupants, with dedicated parking,

level accesses, appropriate surface treatments, clearly defined

entrances to buildings and other appropriate measures.

7.11 It is considered that this Statement demonstrates an approach

and commitment to high quality sustainable design and

development. The proposed quantum of floorspace, the use,

layout and scale all represent response to site characteristics

and conditions and through detailed architectural and

landscape design, the proposals accord with prevailing design

policy guidelines at all levels.

SUMMARY7




