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1.0 introduction

This Planning Statement has been prepared by keystonearchitecturs on behalf of the
Applicant to accompany a Full Planning Application for the Change of Use from
Cluss B2 (General Industrial} to Class E{d} of 18-1¢ Durham Lane, Armthorpe,
Doncaster DN3 3FE.

The Local Planning Authority is City of Doncaster Council.

The site is located within the defined development boundary of Armthorpe, and is nol
focated within any Conservation Area or adjacent io any Listed buildings.

The proposed changes seek io create a purpose bullt Padel Court and health and
wellheing facility, from the previous use of the building as an interiors / joinery facility.

HING STATEMENT

Change of Use | 18-19 Durham Lane | ?irgﬁm

Padei is officially recognised as the world's fastest-growing sport, with over 25-30
million players across more than 110 countries, driven by iis social, easy-to-learn
nature, and a biend of tennis and squash. Playsd on smaller enclosed courts, it has
experienced explosive growth, particularly in the UK, with a 2,567% rise in players
between 2018-2025.

Al Generated [mage
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Policy 4 Employmeni Policy Area

The site s located in an area identified as an Employment Policy Area, which seeks to
support continued use of buildings / land for B2 or B8 use classes. Other uses, such
as that proposed, may be considered where i can be demonsirated that the
propesed use supports adjacent businesses and the use will be beneficial to the
community.

In this instance, it is considered that the provision of tha sports and recreational
services, adjacent to places of employment, is very compatible and seeks to provide
a vital service to support nearby residents and employess of the numerous adjacent
husinesses, with healih and wellbeing services, with the physical and merital benefits
that brings, before work, during lunch breaks and after work, in an easily accessible
locatiorn.

On the basis the proposal provides community benefits, it should be demonsirated
that alternative employment sites are siill available, the proposed use is appropriate
in terms of scale, and will not adversely affected adjacent land uses.

The site is located in the wider West Moor Park / Gunhiils Lane Employment Policy
Area, which has now been extended South onto land ideniified as EMP11 in the Local
Plan, and totals around 346 acres. Within this area there are extensive and varying
employment businesses operating, from small individual businesses, to large multi-
national ccmpanies. The occupation of one small commercial unit in the corner of
Durham Lane will not resalt in a noticeabla reducticn in available B2 / BB land or
property in the immediate location. Extensive, aliernative employment sites are easily
accessible from the identified location. o .

It has been confirmed that the proposals are suitable for the identified location;,
adjacent to residential and commercial facilities, without impacting on neighbouring
properties or businesses, with no impact on iraffic or highway safsty (see Policy 13),
or loss of amenity (see Armtherpe Neighbourhood Plan).

The scale of the change of use development is modest, with a maximum number of
Pacet players of 12 at any one time. The additional services offered by the faciilty are
conuidered secondary, with Pliates and other health and wellbeing services which
may attract up 1o 10 additional users. This results in little or no notable adverse
impact on neighbouring properties or businesses through environmental, amenity or
tratlic probiems.,

PLo NG STATEMENT

Change of Use | 18-19 Durham Lane | Armthorpe

The change of use of the land / building requires no physical development, but will
create employment for up to 6 full-time staff members to support the operations of
the facility.

Evidence is provided in support of this Application, that the building is no longer
viable far B2 or B8 (or E{g)) use, by way of a staternent by the Land Agent, Flint Real
Estate. .

tssus 1.1 27102128
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Armtharpe Neighbourhood Plan

The Armthorpe Neighbourhood Plan identifies under ANP12 that redeveloping
existing sites shall be supported where the proposals do not have a negaiive impact
on the amenities of adiacent users, maintain sustainable access and improve safety
and security,

It is considered that the propcosals are conducive to the industrial / commercial
location, close to but not directly adjacent or within & residential area, to ensure there
is no impact on raesidential amenity, with litile or no notable difference in vehicle
movements whilsi encouraging and maintaining sustainable forms of access to the
site.

The facility shall also sece operational use of the site outside of normal commercial /
industrial operating hours of the adjacent facilities, allowing improved security of the
adjacent business through the extended occupation of the site (evenings /
waekends).

P ANG STATEMENT

Change of Use | 18-19 Durhaim Lane | Armthorps

40 Conclusion

This Application is for the Changs of Use from Class B2 (General Industrial) to Class
E(d}, for a Padel and health and wellbeing facility.

Considering the development against the City of Doncaster Local Plan and
Armthorpe Neighbourhood Plan, policies 50, 53 and ANP12, support the provision of
sustainably located leisure facilties in sustainabls and suiiable areas such as that
identified.

The site is well located for access via car and public transport, as well as other
sustainable means, including walking and c¢ycling, especially from the adjacent
residential areas of Armthorpe, and the commercial / industrial employment area of
Westmoor Industrial Park. The use of the building would see no increase in parking
requirements over the existing office use.

The change of use to a lelsure facility would have no impact on any neighbouring
properties or land uses. The building would remain as it stands, and the opetational
differences would be internal anly, without creating a negative impact on any
residential amenity or conflicting with adjacent land uses.

| Opening hours would see the site available for use from 6.00am to 11.00pm every

day, providing access to healthy leisure services for visitors around most reguiar work
hours.

The change of use of the land / building requires no physical development, but will
create employment for up to 6 full-time staff members to support the operations of
the faciiity.

It is concluded that the change of use would improve leisure, healthi and wellbeing
facilities in Armthorpe and surrounding areas of Doncaster, in a sustainabls and
accessible location, without impacting on or conflicting with, neighbouring land uses,
and offering employment opportunities.

issue 1.1 27/02/126
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Proposed External Signage
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Proposed External Signage
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Part of jS group

JONSIGNSE

signs of distinction

Contact

(©) 0191478 2200
(@ Cawthorn House,

24 Saltmeadows Road,
Gateshead,
NE8 3AH

in .m @ AW Give us a Follow

= Mole: Your approval is confirmation to proceed with manufacture of the works as drawn, any alteralions afler approval is received will be chargeable. Please be

e power to an illuminated sign. We have compiled a few pointers to aid in sign off: Text (accuracy and completeness of content with latesl changes in place), text styling an
phs and page graphics {colour, cropping, positioning, accuracy, retouching). If vehicle livery check correct model, year and spec has been used. Final print colours may
1se be aware that although every effort is made to show correct scaling in our visuals, these are not always exact and actual sizes should always be referred to.

are that you w

be responsible for installing a fuse
colour, design and layoul, sizes,
er slightly due to certain materials finishes.

ight Notice. Plans and artwork are the exclusive copyright of Jonsigns Ltd. All rights reserved.
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1.0 INTRODUCTION WITH
BACKGROUND AND CONTEXT

nineteen4/ are instructed by Keepmoat to prepare this Design
and Access Statement in support of an outline application for
residential development of up to 200 houses with associated
infrastructure (all matters reserved except for access).
statement focuses on explaining the design process that has been followed
1ing the foarmulation of these proposals for a place with a sense of identity and
I-h brings wider benefits to the local area. This report summarises the key

hnical considerations and design parameters that have shaped the proposals,
I Lor specific details please refer to the relevant technical reports.

DESIGN TEAM

e e R R S R AE nineteen4?7

Urban Design / Masterplanning:.......c......... nineteend”/
LVIA: ... Influence
D RN S AT T AR Brooks Ecology

e s e L R e LTP
BEDE SUMBL LS ALAL covciiiseirennssssasssssesssesnorarss BwWB
e oA PSRy BWB
... BWB
James Easton Design
James Easton Design

Keepmoat key facts

local supply chain
spend*

i U

Wm:,:m_.mrmum

Active
developments

e i, e

_ ><Q.mmm_.
selling
price

f finandial year ending 31st October 2024

Open Market Sale
Shared Ownership
Social Rent
Affordable Housing
Private Rented Sector

of ov.m:. market
homes to first
time buyers

of c:.g.m_..m under
35 years old

£1% of the homes
built were on

enerati =18
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1.1 ATRUSTED PARTNER

As one of the UK's top ten leading residential house builders, Keepmoat have a long history of success. This success has
been the result of the collective expertise, knowledge, and specialist resources at our disposal. We have deployed these
characteristics in developing our proposal within Armthorpe. We deliver successful developments through our strengths in the

following areas:

ire proud of our lang track record and
svalled experience of working in Partnership
Il a wide array of Public Sector Partners (o
sz holistic development proposals which nat
| achieve ‘Best Value' to the public purse but
I1l1se pur innovation and passion to create a social
clpk alongside. We work collaboratively with
i our public sector and private sector partners
[aximise both the physical and socio-economic
clential of development opportunities, talloring
1 outputs and outcomes of our schemes (o
rlu align with our Partners’ strategic aims
|| objectives.

-i1al JOL

current reserves will pravide significant
incial security, this associated with an annual
wver of £778.1m along with direct access
lurding gives us financial strength to deliver
iects of this scale.

Programme Delivery

G 3

A significant strength of Keepmoat and our affer is
our construction delivery capability, delivering a
record breaking 724 homes within East Yorkshire
and 3,822 across the group in 2023, we offer

a consistent streamn of work for aur workfaorce.
Our sustemns and proven delivery procedures are
focused on being able (o get to site quickly and
provide safe, flexible construction management
services backed up by a robust local supply chain
and an exemplary after care service. Keepmoat
Homes East Yorkshire is a 5 Star home builder for
customer satisfaction.

Working in the Community

We are committed to working closely with City of
Dancaster Council and the local community, to
understand local needs and help find opportunities
to contribute towards enhancing the social value.
We have teamed up with Volunteer it Yourself to
help young people gain essential qualifications
and introducing them to the construction sectar,
whilst at the same time delivering @ community
project.

Through our Social Value and Partnerships
Manager, we will look to maximise the

benefits ta local residents, including work
experience, training and support for community
organisatians creating lasting benefits for the
local neighbourhoods, Cur proven track record
of providing numerous social value benefits
through schemes including World of Work and
Employment Hubs truly reflects our vision of
'‘Building Communities. Transforming Lives'.
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1.3 PLANNING BACKGROUND

Full consideration of the nat

onal planning policy context is set out in the submitted Planning Statement, but the below is a

succinct summary focused specifically on design and access matters.

Framework 2024

i National Planning Policy Frarnework (NPPF) outlines the Government's
| \ining policies for England. The ‘presumption in favour of sustainable

Jolopment’ is at the heart of the document. The National Planning Policy

Inework makes clear that creating high quality buildings and places is
namental to what the planning and development process should achieve.

Seclion 12 of the NPPF specifically addresses the matter of well designed
s, It corroborates the principle that good design and good planning are
visible and, taken together, are a key component of achieving sustainable
dopment,

Paragraph 124 of the Framework states that planning policies and decisions
uld promote an effective use of land in meeting the need for homes and
i uses, while safeguarding and impraving the environment and ensuring
|+ and healthy living conditions.

Paragraph 129 with reference to density, states that Planning policies and
1=ions should support development that makes efficient use of land.

Paragraph 135 states that planning policies and decisions should ensure
developrnents:

will function well and add to the overall quality of the area, not just for the
short term but over the lifetime of the development;

ire visually attractive as a result of good architecture, layout and
ippropriate and effective landscaping;

e sumpathetic to local character and history, including the surrounding
builk environment and landscape setting, while not preventing or
discouraging appropriate innovation or change (such as increased densities);

d. establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building tupes and materials to create attractive, welcoming
and distinctive places to live, work and visit;

e. optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development (including green and other
public space) and support lacal facilities and transport networks; and

f. create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity far existing and
future users; and where crime and disarder, and the fear of crime, do not
undermine the quality of life or cormnmunity cohesion and resilience.

Paragraph 136 states that trees make an important contribution to the character
and quality of urban environments, and can also help mitigate and adapt to
climale change. Planning policies and decisions should ensure that new streets
are tree-lined, that opportunities are taken to incorporate trees elsewhere

in developments (such as parks and community orchards), that appropriate
measures are in place to secure the long-term maintenance of newly-planted
trees, and that existing trees are retained wherever possible.

Planning Practice Guidance

Practice Guidance (PPG) was launched on the 6th March 2014 and provides
guidance on Design and Access Statements; it states that they must:

» Explain the design principles and concepts that have been applied to the
proposed development;

+ Demonstrate the steps taken to appraise the context of the proposed
development, and how the design of the development takes that context
Into account.
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1.4 THE LOCAL PLANNING POLICY AND GUIDANCE CONTEXT

As with the national picture, full consideration of the local planning policy context is set out in the submitted Planning
Statement, but the below is a succinct summary focused specifically on design and access matters

caster Local Plan 2015-2035
Doncaster Local Pla

Doncaster Local Plan 2015-2035 was adopted in 'Key Diagram . :\+ i Pk - _§.am

| fember 2021 and forms a key part of the Development _ ;

o lor the area. This sets out how Doncaster will grow and
vlop across the plan period. It identifies where and how

v jobs, hores and services will be located; its policies

e investment and development, encourage sustainable : e MR
inclusive economic growth, protect the environmentand - ™ e e 0 . ; 7 Ao =
rrote sacial inclusion. ; )

i Site is located on the edge of but outside of the
ithorpe settlement boundary. Land outside of the
caster urban area and the other settlement boundaries
~hown on the Policies Map) is identified as countryside.
Site has no other specific designations in the Local Plan.

(ithorpe is identified as a Tier 2 'Main Town', which are

inised as having a high number of services for their

| needs and their wider catchment area. Main Towns are

lucus for substantial housing growth, accommodating
(roximately 40% of new homes.

[nlst the Site is located outside of the urban area, itis
| ically and visually well connected to the existing
llloment. The Settlement Hierarchy for Doncaster (Policy
iocks development to appropriate locations. 40% of new
1ing (of al least 15,640 new homes) will be concentrated
i ‘Main Towns', including Armthorpe.

This Ky Diagram #ustrates the main strategies and policies of the
Local Plan - and broad sirategic development iocations. |1 s nol
a Policies Map For resscns of scale and clary & daes not 0 Nilirad Englind ceomight Sontany 04
llustrate every Local Flan pohcy il s G Crowt tapynobl and oeisbase g
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SITE ASSESSMENT

THE SITE

MOVEMENT AND CONNECTIVITY
SERVICES AND FACILITIES

LOCAL CHARACTER ASSESSMENT
LANDSCAPE AND VISUAL CONTEXT
DESIGN PARAMETERS
CONSTRAINTS AND OPPORTUNITIES
DESIGN EVOLUTION
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2.1 THE SITE

ulnorpe is a village (ocated to the
| of Doncaster, approximately
|71 from the city centre. The site
It 15 located to the southern side of
nthorpe, sauth of properties along
lway and Ladycroft Road.

iosite measures 10.14 hectares /
117 acres and is currently used as
jciltural tand. To the north, tha
1= bounded by existing single-
1oy dwellings that back onto the
Ii). Established hedgerows define
-astern and southern boundaries
lusing the site. To the west, an
ting farm track runs north—south;
|le-storey dwellings back onto the
1 Ihern section of this boundary,
il Tranmnor Woaods lies to
oosouth.
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2.2 MOVEMENT i e
AND CONNECTIVITY > Ao _ N

horpe is well connected, offering a range of
port options for residents.

z Wermase
G g "

' 31386 {Doncaster Road) runs through the
|e, providing direct access to the AB30, which ] ks

with Junction 4 of the M18 motorwauy. The g ‘
|4 then connects to the A1(M) and other major A |
lios, facilitating access to Doncaster town centre, il : 5
wffield, Leeds, and wider regional destinations.
e Wesimios
e 1
ervices such as the 381 and 382 run
¢ uently along Doncaster Road, linking ; |
village with Doncaster town centre and 1 ATl
1ounding areas. From Doncaster Interchange,
wengers can connect to national rail services
c1ing links to major cities across the UK. wWhile
nthorpe does not have its own train station, o § —~ Application sie
proximity to Doncaster provides reliable rail % . baundary
<5, complernenting the bus network for daily 5 7 R
mirnuting and regional travel. y
i _ ._._\ Major A road
| Lowitie Locatly important
strian movement is supported by ek s
iaths linking local amenities and bus stops; _ x\.: Train line
wever, there are no public rights of way \ : _ —
(niediately adjacent to the site. The existing \ fove i T ® | oty tothe sie
' oot Bic Candey

lway network allows safe local travel,
I cycle and shared-use routes in parts of
village support active travel options.

Wider Mavement Plan
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2.4 LOCAL CHARACTER ASSESSMENT

vlhoipe 1€ a settlerment whose built character
cvolved from a small rural village into a
urminantly residential community shaped by

i-century planned development. The historic
s limited, with the principal surviving pre-

al structure being the Church of St Maru.

g ificant period of grawth occurred
Iy to mid-20th century fallowing the
iblishrment of Markham Main Calliery. This
I the creation of planned mining estates
icterised by terraced and semi-detached
0s arranged in distinctive crescents and

. rather than a traditional grid layout.

930s development introduced contemporary
3N housing, incorporating lighter brickwork,
(er, and occasional cladding, alongside larger
ow apenings and modern detailing. Despite
1itions in age and style, Armthorpe maintains
msistent residential character defined by

(=g development, masonry construction

coherent estate layouts, providing a clear

axtual framewark for new development.

prevailing material palette within Armthorpe
luminated by red and orange facing brick
| Lile or slate roofs, reflecting the
/e 20th-century mining and suburban
Jopment. Mare recent housing infroduces
| tir brick tones, areas of render and limited
Icling, while maintaining a consistent low-
sidential character.

masonry-led re
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2.5 LANDSCAPE AND VISUAL CONTEXT

site is located on the south-eastern edge of T
horpe within the administrative area of the City of
1-aster. It cornprises approximately 9.9 hectares of
Jominantly flat arable land at around 8-10m AQD
-its within National Character Area 39 Humberhead
s and Landscape Character Area H2 Blaxton to
Iiforth Sandland Heaths and Farmland.
1 surrounding landscape is low-lying, open farmland
| 1ned by mediumn to large geometric fields, drainage
5, and intermittent hedgerows, with occasional
odland blocks and remnant heathland. The site itself
Jingle rectangular field enclosed by hedgerows to
ast and south and by woodland, including Tranmoor
wic (Local Wildlire Site), to the west.

t

northern boundary adjoins residential development
il the wider context to the east and south remains
| Large electricity pylons associated with the
Lorridor are notable vertical elements within the
crwise horizontal landscape. The site lies within
Ihorpe's designaled Green Wedge, which aims
aintain settlement separation, protect openness, _
onhance the visual guality of settlement edges.
rlopment here should provide high-quality
| scaping and retain or enhance visual connections
| the surrounding countryside.
all, the site represents a transitional urban-
Il odge location, retaining the openness,
cultural character, and simple field structure
ezl of the Humberhead Levels while forming

if the wider Green Wedage netwark. Landscape Character Plan

it 500m buffers

1! Extent of Siludy Area 2 Skin
National Character Areas
[ MCA3S: Humberhosd Levads

B L 1 h A

[ Blaten to Stwinterh Sandland Heaths
& Farmland LCA

|| West Don & Dun RBiver Carrlands LCA
0 West Moor Peat Mearlands LCA
| Leban
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2.6 DESIGN PARAMETERS

iyn parameters were established to inform an understanding of the site and its context, These parameters
(1 bine information gathered from the various disciplines involved throughout the planning application process.

Conditions

e south-eastern part of the site lies within
nod Zones 2 and 3, as identified in the
incaster Strategic Flood Risk Assessment.

| site topography generally falls from the
vrthern boundary towards the south and

n eastwards, making these areas suitable
1. ations for attenuation basins.

“Groneral Landfoll
Pivéetion

Landscape & Ecology

The site is currently enclosed by perimeter
landscaping on all four sides, with gaps
present in the northern hedgerow. Several
trees are clustered in the north-eastern
part of the site. Where possible, existing
landscaping should be retained.

To the west of the site, Tranmoor Wood bounds
the southern side of this boundary. A 15m
ecological buffer between the woodland and
proposed development should be provided.

Eqighin
Tmsman\u%.am.

Land Uses & Edges

To the north lies the existing urban extent of
Armithorpe, with residential properties backing
onto the site's narthern boundary. Open
countryside lies to the south and east.

The proposed residential layout should reflect
this context, with higher-density development
located adjacent Lo the existing urban edge
and lower-density development transitioning
towards the surrounding countryside.
Development cells should also take account of
the relationship with existing dwellings along
the northern boundary.
Exicting. Urban

Encloged Nw\i »

Uocﬁ_o_wgo:+ Cell
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2.8 DESIGN EVOLUTION

Sketch Concept Plan

A comprehensive Statement of Cormmunity
Involvernent (SCI) has been submitted, outlining

the consultation event and addressing the specific
points raised. The feedback received and the ways in
which it has informed and been incorporated into the
proposals are fully surmmmarised within the SCI

The adjacent Sketch Concept Plan and Vision
Document were submitted to Doncaster Council

as part of a pre-application cansultation. The
feedback received has heen carefully reviewed and
has informed the developrnant of the llustrative
Masterplan. Key areas of consideration are
summarised overleat:

There were also a number of comments made that
were of a detailed matter which were considered in
the evolution of the illustrative masterplan/layout
but will resolved at a the reserved malters stage such
as compliance with NDSS, Part M, parking widths,
vehicle parking provision, EV points, cycle storage,
materials and boundary treatments.






icept Plan
. understanding of the site and its cantext
ed during the assessment work that has taken
0 shaped an Initial “Desian Concept”. The key
Ients of this approach to setting out residential
vlopment on the site are;

otention of existing perimeter trees and
ieclgerows where possible;
Liovelopment to the north western part of the
te, keeping open space in the areas within the
llood zones and adjacent to the open countryside
[ree lined avenue with feature trees at key focal
points, creating legibility within the site;
I"erimeter block structure, with an enclosed
Jovelopment cell to the north backing onto
+isting gardens;
I"ermeability for pedestrian / cycle connections
I and through the site;
| cological buffer between proposed development
and Tranmoor Wood,;
'ocket greens within the site to enhance
gibility and to visually link existing
1 onditions within Armithorpe.

I
o

Illustrative Masterplan
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3.0 DESIGN PROPOSALS

3.1

52
3.3
3.4
3.5
3.6
57
3.8
C35)

PRINCIPLES OF DEVELOPMENT
FEATURES OF THE LAYOUT
KEY PRINCIPLES

LAND USE

ACCESS AND CONNECTIVITY
LANDSCAPE

CHARACTER AND PLACE
CRIME IMPACT ASSESSMENT
SUSTAINABLE PLACES
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3.2 FEATURES OF THE LAYOUT

The Parameter Plan defines the extent of the developable area that is considered to represent an
appropriate location for and quantum of development.

The Illustrative Layout shown on Page 28 represents one way in which development proposals could be
arranged in accordance with the Parameter Plan to deliver the design vision and accommodate up to 200
dwellings. The Illustrative Layout incorporates the following structuring elements:

e Perimeter block formations are proposed including dwellings that back onto the northern boundary
ensuring that front doors address streets and rear gardens are contained securely. Appropriate
separation distances have been considered where existing dwellings back onto the site to protect
their amenity;

* A legible street hierarchy, incorporating several street typologies that are clearly distinguishable from
one another;

« Pockel parks and green walkways have been incorporated throughout the site, creating nodal points

and open spaces that are inspired by the patterns and character of Armthorpe, as identified in the
‘Local Character Assessment’;

«  Feature trees are strategically positioned to terminate key vistas and create visual connections to similar
landscape features found within Armthorpe, as highlighted in the ‘Local Character Assessment’;

» Development that features a soft, outward-facing edge, where building density gradually decreases

toward the countryside, creating a sensitive transition between the new homes and the surrounding
rural landscape;

e A children’s play space has been positioned within the large area of open space, which is overlooked
by proposed dwellings and active frontages.
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3.3 KEY PRINCIPLES

S ———




Legible Street Hierarchy |

35



3.4 LAND USE

The red-lined application site boundary measures 10.14 hectares / 25.07 acres

Parameter Plan defines a development area that

sable of accommodating up to 200 dwellings. The
[se mix of house types and tenures will be determined
 reserved matters stage however, should the full 200

s be delivered, the resulting development density
Lld be approximately 33 dwellings per hectare.

“arameter Plan also defines areas of green space that
Il accormnmodate retained and proposed vegetation
| planting, features of a sustainable surface water
iiage strateqy, new areas of open space, children’s
1 areas of biodiversity enhancement.

L=y 28 of the Doncaster Local Plan 2015-2035 sets the
>quiremnent of open space for all new developments.

sment indicates 10 -15% of the site as an
1| Space.

-site

i basis that the total site area is 1014 hectares, the
11 space requirement for the site would be between

5 heclares. The Use and Amount Plan dermonstrates
lential total of 3.73 Hectares of Public Open Space

[1 does rot include the proposed attenuation basin

lllustrative Use and Amount Plan
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I e scheme proposes a vehicular access point from
| idycroft Road along the site’s northern boundary.
his will feature a 5.5m carriageway with a 2m

luatpath to one side and a 3m footpath to the other
| the purpose of emergency access, ensuring a
e and accessible route for residents to enter and
. «it the site, It is anticipated that the 3m footpath
vould taper down to 2.5m as you get into the site.

TS
Trees coloured red'
to be removed

ur the delailed site access drawing, refer to the
ibmitted drawing number - LTP 6686 P10101
£V D Proposed Access Preliminary Design.

3.5 ACCESS AND CONNECTIVITY

Anplication site
Dy
[ Guh- Propnser faopan
\n_.t_._......_.._..-
\ Main strests
\ Lanes
_\m&w_m_?._.uu._wuuﬁm“
yu EFOpness i i
| | accass

Illustrative Movement Framework
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lllustrative Layout shows how streels could be designec
liutailed design stage to accormmodate different car
ing typologies. It is anticipated at this stage, that car
ing will be located between/to the side of dwellings and
o ont of them; in accordance with Doncaster Local Plan
endix 6: Parking Standards. Streets will also need to be
ined to accommodate visitor car parking.

se Collection, Emergency
ices and Deliveries

i od private driveways shown on the [llustrative Layout
' been considered with regard to fire tender, refuse
chion requirernents and household deliveries. This level
Jetail will be defined as a detailed scheme is presented at
rrved Matters stage.

Pedestrian and Cycle
Connectivity

The Illustrative Layout demonstrates several
pedestrian / cycle routes throughout the site.

A proposed link is shown from Tranmoor Lane that
loaps around the site within the proposed open space.
A second loop is also proposed which allows far
formal movement, connecting the development to the
open space and children’s play area.

Within the development, a green walkway / cut-
through is proposed, allowing for pedestrian friendlu
routes within the site, encouraging sustainable means
of connectivity.
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- © Nature contributes to the quality of a
place, and to people's quality of life,

and it is a critical component of well
designhed places.

National Design Guide

T Tenss N

A

3.6 LANDSCAPE

Landscape Strategy

The proposed development will integrate green
links and public open space to form an extensive
recreational network connecting to Colliery Country
Park, Sandall Beat Wood, Armthopre Fit Top, and
Cantley Park, benefiting both new and existing
residents, The lauout and landscape strategy include
tree-lined streets, a landscaped buffer to the west
offset from Tranmoor Woad (replanted ancient
woodland), and a large public open space in the
southeastern portion of the site, providing circular
recreational routes and dedicated play areas.

Existing field boundary hedgerows and trees will be
retained, enhanced, and strengthened through infill
planting of native and locally appropriate species,
maintaining and reinforcing the site's historic field
pattern. A wide green buffer to the southern boundary
will be delivered to an exceptionally high standard,
enhancing the amenity and visual quality of the
settlernent edge.

Additional planting of native trees, hedgerows, scrub,
wildflowers, and grassland will be combined with
Sustainable Drainage Systerns (SUDS) to manage
water sustainably on site. The built form will be
concentrated in the northweslern portion, leaving
substantial areas of POS to the east and southeast.
Over time, these landscape features will mature to
assimilate the development into the surrounding
countryside and reinforce the transilion between
Armthorpe and its rural edge.
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3.7 CHARACTER AND PLACE

ance

|carance s a reserved rmatter that will be dealt with
siled design stage.

inticipated the material palette and colours
| e similar to the surrounding context previously
tioned in the local character assessment in
t _."—..._—J_ N

ation of materials and/ar boundary treatments
be an effective way of creating recognisable
rences between street tupologles or character
= and of highlighting important buildings and
05 as legible features.

ding Height

proposed development is expected to be
lorminantly two-storey, with occasional 2.5 to
nrey homes strategically located at the end of
15, to help define spaces, enclose green areas,
provide varialion in the roofscape. This approach
ures the scheme integrates harmaoniously with
urrounding area, with the exact location and
Lbility of these taller dwellings to be determined
I1e reserved matlers stage.
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3.8 CRIME IMPACT ASSESSMENT

gning Out Crime

i perimeter block farmation shawn by the
Irative Layout ensures that front doors address
lreet and rear gardens are secure and private. [t
i allows homes to be arranged to overlook areas
Jpien space and the footpath network, providing
iral surveillance, and making people feel safe.
“integration of existing dwellings at the edges
i site into the perimeter block formation also
Lres previously exposed rear garden fences
Il blocks and so improves their security.

cated car parking is provided on-plot, with spaces
ited close to the front door and such that people
i wee their car from their horme.

)

Turning Corners and
Addressing Views

The [Wlustrative Lauout allows for the delivery of several
interesting spaces on the journey through the site. Active
building frontages and feature landscaping are then
carefully positioned Lo address views experienced on the
journey along the various street tupologies, with nodal
spaces in key areas allowing for legihility within the site.

Buildings are located so that views along streets are
terminated at the main elevation of a dwelling rather than
at a blank side gable, garage, or parking area.

Buildings are indicatively shown that have corner-turning
plan forms to provide dual-aspect outlooks at external
carners of the perimeter blocks.
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q for a Healthy Life (BHL) updates England’s most widely known and most widely
esign tool for creating places that are better for people and nature. The original 12
tructure and underlying principles within Building for Life 12 are at the heart of BHL.
w name reflects changes in legislation as well as refinements which have been

|0 the 12 considerations in response to goad practice, user feedback and increased
 Health and Wellbeing.

\Lion to the assessment of the proposals against the National Design Guide, the
ing reviews the proposals against the BHL considerations.

\gn grounds we believe the application accords with policy requirernents. The BHL
ins are an accepted measure of good quality design and have been used below to
rise the qualities of the development.
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DISTINCTIVE PLACES
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king the most of what's | | 6. Amemorable character. | | 7. Wellde |
there. | | Create places that are memorable. | _ W RS _
: T M pTE AR Create a nelwork of streets and spaces that are well
= ]C:Hﬂmwmﬁ.‘_ mﬁﬁmm@:ay N A _ Distinct nsmamﬁmﬂ gigasech Um established z._ar_@_._ | enclosed by buildings and/or structural landscaping, _
i <m:_mzcjm & U:_E_:m mE_m,P Smnm:w_ﬁw_.m:a HoUCRTY taking care to ensure that front doors and the principal
- proposed masterplan responds to the site’s treatments. A strong Primary Streel is proposed, | facades of buildings face streets and public spaces |
Jsting context, addressing constraints and featuring trees, hedgerows, and brickwark, forming e m. e W SR Tt el e ol e
(imising opportunities. Existing landscaping the potential heart of the site, Local influences have A material strategy, identifying brick and roof tupes,
g the eastern and southern boundaries will informed the design, including the strategic placement can be used ta reinforce the street hierarchy and
retained wherever possible. Cutward-facing of feature trees at street ends and the provision of could be applied to distinguish between different
spment in these areas is designed to maximise incidental open spaces to enhance the public realm. street typologies. Dwelling styles, sizes, and design
wws over the surrounding countryside. Local features could be varied to provide visual interest
aracter, including materials and architectural ard character. Street corners shoukd be designed
rences, Witt be ifcomorsted o e Cesigns ot with dual-aspect frontages, while road ends could
Reserved Malters stage to create a distinctive be used to frame key views and vistas to support
Aevslophiantit ol i sl EoRi wayfinding. The layout could establish a network of

well-overlooked streets and spaces, using perireter
blocks with clearly defined public frontages and
private rear areas.
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_ Creative surface water managernent such as rills, _
brooks and pands enrich the public realm and help
__B_uacm a sense of wellbeing and offer an interaction _
with nature. As the richest habitat for a range of flora
| and fauna, they are also a key play in achieving |
the net gain In biodiversity sought by the 2020
| Environment Bill. )

— e — o — e m— e —

The proposed masterplan is underpinned by a strong
green (landscape) and blue (drainage) infrastructure
framework. An attenuation basin is proposed within

the public open space in the southeastern part of
the site. The Primary Street is designed {o be tree-
lined, with landscaped verges farming a key green
corridor through the development. Variation in tree
species and landscaping approaches is incorporated
to reinforce the hierarchy of streets and spaces
throughout the site.

—_— — — —_— — — —_— —_— — —
—,

- c

[ 12. Back of pavement, front of |

_ home.

Garden cities, towns and suburbs used hedges to
| define public and private spaces, helping to create _
characterful and biodiverse places. The space
| between the back of the pavement and the face of |
buildings has a significant impact on the guality of
| aplace. Clear demarcations between public and |
private spaces can encourage people to personalise
| the front of their homes whilst also offering |
opportunities to integrate level changes, Lttty
( boxes and waste storage., J

— — — e — — m— e —

The site has been designed to creale active
frontages and well-overlooked streets, with
dwellings oriented so that front doors face the public
realm, promoting natural surveillance and a safe
environment. A variety of boundary treatments,
including hedgerows and estate railings, define
private and public areas and add visual interest,
with detailed designs ta be confirmed at the
Reserved Matters stage. Bin starage and waste
collection points are carefully located to the side or
rear of properties, ensuring they are discreet and
do not detract from the quality of the streetscape or
public realm.
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