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1.0 Introduction

1.01 Purpose of Report

This statement is in respect of the planning application 
submitted by Office for Contemporary Rural 
Architecture Ltd (OCRA) on behalf of Carter Varley Ltd 

The application is a outline application with all matters 
reserved except for access which is detailed in the 
supporting documents and drawings. 

This document should be read in conjunction with the 
accompanying drawings.

1.02 Brief & Need 

Carter Varley Ltd took a contract for the site in July 2019 
from Sainsbury’s, who have confirmed that they no 
longer had a use for the land, and as with the adjacent 
Churchill Living site, Sainsbury’s are happy for the site 
to be redeveloped from the current vacant plot status.

OCRA’s brief is to assess the site’s ability to be 
developed into a sensitive and sustainable residential 
scheme that can contain a mix of house types that 
adds to the local and wider urban grain of Ashbourne. 

1.03 The Site

The site is approximately 0.275 acres of grassland 
surrounded by low level planting and fences forming 
the corner of the urban block. 

The site is an empty plot in the street scape of King 
Edward Street and performs little function in the local 
and wider context in terms of street scape, urban grain 
or green infrastructure.

The site is approximately 300 meters to the south of 
Ashbourne town centre, a few minutes’ walk from the 
local amenities, and other shops.

The site boundaries are defined by King Edward 
Street to the north and west, the Churchill living site to 
the east, Sainsbury’s supermarket. The site is an old 
bowling green and is still a maintained lawn with low 
level planting to the south and east. Fig 1.01. Application site, outlined in red.
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2.0 Planning Statement 

opportunities for healthy lifestyles

SO12: To promote the efficient use of suitably located 
previously developed land and buildings whilst 
minimising the use of greenfield land.

Section 4.5 of the DDLP states that “Paragraph 15 
further continues that “all plans should be based upon 
and reflect the presumption in favour of sustainable 
development, with clear policies that will guide how the 
presumption should be applied locally”. 

Section 4.15 of the (DDLP) states that the strategic 
approach to development across the plan area will be 
to:

• Concentrate development on the market towns – 
focus as much development as is feasible on previously 
developed sites.

The application site is felt to be particularly suited to 
sustainable development, both in terms of methods of 
construction, but in particular in the ability for housing 
to be created within the town centre which reduces 
pressure on transport infrastructure and helps to 
increase financial spend within the town centres. 

Policy S1 states that all developments should make 
a positive contribution towards achievement of 
sustainable development, this will be achieved by:

• Meeting most development needs within or 
adjacent to existing communities having regard to the 
defined settlement hierarchy (Policy S2).

• Making efficient and effective use of land, 
particularly land which has been previously developed, 
(including the remediation of contaminated land 
and addressing land instability issues), buildings and 
existing infrastructure (Policy PD9).

It is felt that the redevelopment of the corner plot whilst 
a loss of a small area of green space will enable a 
sustainable infill development to be achieved. 

2.01 Planning Context

When reviewing the site’s opportunity and viability for 
development careful consideration has been given to 
the adopted Derbyshire Dales Local plan (DDLP) and 
supplementary documents and the draft Ashbourne 
local plan to ensure that the site is being developed 
with a sensitive and responsible approach.

The draft Ashbourne local plan states that its 
aspirations for the new plan period are:

• To create a place that prioritises pedestrians.

• To ensure that new development contributes to and 
does not prejudice the town’s highway

• infrastructure.

• To protect Ashbourne as a town of quality heritage 
and character, including the town’s

• Important green spaces and vistas.

• To ensure that new housing is well designed and 
sustainable and meets the needs of all

• Sections of the community.

The site as described, is a corner plot of land owned by 
Sainsbury’s, and although at present being a lawned 
area with minimal planting at the borders offers little to 
the town’s ecological vibrancy, or urban realm.

The plot offers the opportunity to create a 
development within the town centre without the loss 
of vibrant ecological assets or the demolition of any 
heritage structures. The town centre location is felt to 
be an opportunity to create a mixed tenure residential 
scheme that is in line with the key Ashbourne local plan 
aspirations stated above.

In addition to Ashbourne’s local plan, the Derbyshire 
Dales local plan (DDLP) states;

SO11: To encourage development that increases 

Policy S2 identifies Ashbourne as a first-tier market 
town and states that as such will be the primary focus 
for growth and development.

Policy S3 states that development within defined 
settlement boundaries (which the site is) will be granted 
planning permission where:

a) the proposed development is of a scale, density, 
layout and design that is compatible with the 
character, appearance and amenity of the part of the 
settlement in which it would be located;

b) it does not adversely affect the purposes of the 
Peak District National Park or is harmful to its valued 
characteristics;

c) it protects the Outstanding Universal Value of the 
Derwent Valley Mills World Heritage Site and its buffer 
zone;

d) the proposed development retains any existing 
buildings that make a positive contribution to the 
character and appearance of the settlement;

e) the access would be safe and the highway network 
can satisfactorily accommodate traffic generated by 
the development or can be improved as part of the 
development;

f) it would have a layout, access and parking provision 
appropriate to the proposed use, site and its 
surroundings; and

g) it does not conflict with any other relevant policy of 
this Local Plan.

It is felt that the proposed site can be developed with 
a scale that is suitable for the site, and sensitive to 
the location and can be safely accessed from the 
south of the site so is believed to be developable in full 
accordance with the above policy points. 

Policy S8 identifies that the council will seek to support 
development of new housing on sustainable sites.
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2.0 Planning Statement 

On this basis the design team have progressed the 
concept massing and access arrangements around this 
advise along with the assessment of the local planning 
policy to develop a master plan for the site which we 
believe is in line with local policy, of a scale that is 
commensurate with its setting and sensitive in scale 
and design.

Policy HC1 states that the council will support housing 
development on unallocated sites based on the 
settlement hierarchy as per S2, as such we are hopeful 
of the strong support of the local authority through this 
planning process. 

On the 20th of September a site visit was undertaken 
and Mr Andrew Stock of Derbyshire Dales planning 
authority was talked through the scheme and walked 
the site with representatives of OCRA and Carter Varley 
ltd.

The meeting was very positive and Mr Stock confirmed 
broad support for developing the site and the 
approach that had been laid out in the pre application 
enquiry letter and the indicative site masterplan that 
was tabled at the meeting. In the formal response from 
Derbyshire Dales District Council (DDDC) it was noted 
that:

“As discussed on site (20th September 2019) the site falls 
within the defined settlement boundary of Ashbourne, 
as set by Policy S3 of the Adopted Derbyshire Dales 
Local Plan (2017). Therefore, being located within the 
defined settlement boundary of a first tier settlement 
the site is considered acceptable for residential 
development, in principle.

Policy S3 of the Local Plan advises that within defined 
settlement boundaries planning permission will 
be granted for development where it is of a scale, 
density, layout and design that is compatible with the 
character, appearance and amenity of the part of the 
settlement in which it would be located.”

With regards to the proposed indicative layout and 
mass it was noted that:

“As discussed, the concept of a two and three storey L 
shaped building located towards the north-west corner 
of the site, accessed from the southern boundary with 
a courtyard/landscaped area to the east could be 
considered to be acceptable, subject to size, scale and 
design.”
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3.0 Design Statement

fig 3.01 View to west of site showing public right of way to remain fig 3.02 View from north of site looking back to Sainsbury’s car park

fig 3.04 View looking east along King Edward street to adjacent Churchill schemefig 3.03 View from NE corner of site on public right of way looking back to Sainsbury’s car park
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3.00 Site Overview

The site is located on King Edward 
Street and as previously noted is 
an area of semi formal grass land 
boarded with low level and low 
quality shrub planting. 

It is adjacent to Sainsbury’s (to the 
south) and the recent Churchill 
homes development (to the east). 
The site is broadly level and is 0.275 
acres in overall size.

The site lies approximately 50m 
from Henmore Brook River, and 
the site is within flood zone 3, 
as detailed in the supporting 
statement from AWP (see 
appendices).

The site has limited vegetation, and 
what is present is believed to be of 
low ecological quality.

01
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3.0 Design Statement

3.01 Use & Amount 

The outline application has been progressed on the 
basis of nine residential units, with a split of six houses 
and three apartments to provide a range of unit size 
and typology within the town. 

The application looks to provide housing which as 
a minimum complies with the residential space 
standards set out by RIBA and planning guidance. 
The development concepts have looked to ensure that 
the built form on the site makes up no more than 40% 
of the overall footprint of the site. This ensures that 
adequate parking and amenity space is available on 
site, and that the development is of a commiserate 
scale to other schemes in the town.  

3.02 Layout 

The site layout has not been developed in detail due 
to the nature of the outline application, but a number 
of massing exercises have been undertaken to assess 
the viability of the site and to ensure that parking, and 
amenity provision can be met and exceeded where 
practicable on site.

During this process a number of house types, and 
sizes have been developed ranging from one and two 
bedroom flats to three / four bedroom town houses to 
test the site.

The initial proposals have suggested that a nine unit 
terrace town house and apartment scheme arranged 
around a landscaped parking area will provide a good 
level of amenity space for each unit, and produce 
a massing that will fit well with the local and wider 
vernacular. 

Following discussions with the local authority planning 

department, it is envisaged that the units will be 
arranged to create a courtyard massing and help to 
reinforce the north west corner of the site and the wider 
urban block.

This will create a courtyard area to the south east 
corner of the site, relating to the open area of 
Sainsbury’s and the public right of way that borders the 
eastern boundary of the site.  

Indicative site master plans have been included in the 
report (section 4.0) however we wish to work with the 
LPA to develop a scheme that is felt to be sustainable 
and suitably for the location and a scheme that is 
acceptable to all parties. 

 3.03 Scale, Height & Massing 

The scale of buildings within the town centre is 
predominantly of a domestic or town scale with two 
or three storeys with pitch roofs being the main bulk of 
the local context. The Churchill site adjacent is a three-
storey block with a flat roof.

At the corner of King Edward Street and Station Road 
the Station Hotel is a four-story structure (including 
the prominent roof form) and is seen to be the tallest 
building in the context and as such has been used as 
the limiting factor in any massing studies. 

The Churchill living site had an initial application 
modified to remove a fourth storey due to the overall 
massing along the street scape, which has resulted in 
the site being assumed to be a three-storey massing 
with possibility for a room within the roof volume.

The form and scale will be developed to draw heavily 
upon the local vernacular to ensure a scheme that is 
contextually led and sensitive in scale and appearance.

3.04 External Appearance

The new dwellings are likely to be finished in brick to suit 
the context, however render, timber and stone are also 
materials in use within the immediate context so will be 
reviewed as part of the design development. The roof 
scape will likely be either slate or a dark grey standing 
seam material to again relate to the local vernacular.

The buildings are currently conceived as a mix of 
townhouses and apartments. It is envisaged that 
the townhouse’s façade will be of a traditional 
nature referencing the windows scale and details 
as identified in the established context in section 
3.0. The apartments are envisaged to reference the 
palette from the Churchill scheme with areas of timber 
cladding being used in addition to the predominate 
brick facade. The apartments are also assumed to have 
a flat roof to counter pose the pitched roofs of the town 
houses.

3.05 Landscape & Boundaries

It is anticipated that all the existing landscape is of 
poor ecological quality so the scheme will be developed 
to include a diverse planting scheme to the north west 
corner and boundary supplemented with native tree 
planting to compliment the park / open land to the 
north and reinforce the tree lined avenue that has 
developed along King street.

The existing mature trees to the east of the plot are 
proposed to be retained and supplemented with native 
saplings to help reinforce the green pedestrian route.

3.06 Amenity

The proposed dwellings look to cover approximately 
40% of the site area, and as such will enable sufficient 
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The Station Hotel building Churchill living scheme adjacent

amenity and parking space to be provided on site. 
The location of the adjacent park / open land to the 
north and the close proximity of the wider open space 
associated with Henmore Brook will ensure that good 
levels of amenity space are provided on site and in the 
immediate area. 

3.07 Drainage & Services

The site is located in the high-risk Flood Zone 3 but is 
defended by the Ashbourne Flood Alleviation Scheme 
which was designed to defend this site in up to the 1 in 
100 year flood including the predicted effects of climate 
change.

A site-specific Flood Risk Assessment (FRA) is included 
within the appendices of this document. 

PBA undertook hydraulic modelling to support 
the planning approval for the adjacent Churchill 
Retirement Living scheme. This modelling helped 
define finished floor levels and we would confirm 
with the EA that these FFLs are appropriate for this 
proposed development.

The FRA will also focus on the surface water strategy 
for the new development and will follow a SuDS 
sequential approach seeking to dispose of surface 
water into the ground through soakaways.  If that is 
not possible surface water runoff will be attenuated on 
site back to current greenfield rates and the storage 
volumes required will be calculated.

Given the presence of flood plain and proximity of the 
Henmore Brook it is anticipated that soakaways will not 
be a viable means of disposal and so an attenuation 
system discharging the existing surface water sewers in 
the vicinity of the site is expected to be necessary.

Foul drainage from the site will be achieved by 
connection to existing foul sewers adjacent to the site.

SUDS as per Policy PD3

3.0 Design Statement
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4.01 Opportunities and Constraints

The site sits broadly north south on its axis and benefits 
from minimal overshadowing. To the eastern boundary the 
established pedestrian route from King Edward Street to 
Sainsbury’s provides the opportunity to connect the site to 
the wider pedestrian network, The addition of planting in 
combination with low level wall / fencing along this border 
will enable a permeable boundary to be established whilst 
proving clear delineation of public and private.

To the north and west of the property moderate the site is 
bounded by roads, with the northern boundary being a one 
way road, and the eastern boundary serving the Sainsbury’s 
car park.

During the day these routes are reasonably busy and 
come with associated traffic noise, but vehicle movement 
significantly drops off after Sainsbury’s is closed

The view to the north and east are of Henmore Brook and the 
informal park land associated. 

By developing this site, we have the opportunity to contribute 
to the regeneration of a neglected site in line with key 
planning policies, and to form the end of the urban block by 
completing the street scene along King Edward St. 

Noise

Traffic movement

Pedestrian route

Noise

View

Urban corner

Site analysis diagram
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4.02 Scheme Development

The following are some of the iterative 
master plan scheme massing that have 
been undertaken to ensure the viability 
and suitability of the site for development. 

The scheme forms are illustrative at this 
stage and show the design iteration 
following advice from local agents, 
stakeholders and the local planning 
department. 

Option 1:

Seven unit mews scheme. This massing 
provided the opportunity to create two 
active facade to the north and south of 
the site, but resulted in a weak NW corner 
and restricted the amenity space for each 
unit. 

The alignment of the mews did not relate 
to the eastern pedestrian route and as 
such was felt to be unsuitable. 

Option 2:

Six unit terrace scheme. This massing 
provided the opportunity to form the 
edge of the urban block but also provide 
a planted boundary to the western 
elevation.

The parking area to the west of the site, 
was felt to be a poor response tot he wider 
street scape so the scheme was felt to be 
unsuitable. Option 1 Option 2

4.0 Scheme Development
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4.02 Scheme Development

Option 3:

Looked to develop a mix of apartment 
and  town house typologies on the site, 
this time focusing on a three storey tower 
to the north of the site and a pair of semi 
detached Town houses to the south.

The combination of the massed forms 
started to provide a  formal corner to the 
urban block.

Option 4:

Looked at a six unit terrace town house 
scheme but looked to access the site from 
the NE corer.

Options 3 Option 4

4.0 Scheme Development
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4.02 Scheme Development

Option 5:

Looked at a seven unit terrace town house 
scheme but looked to access the site from 
the NE corner.

Option 6:

Developed the massing and access 
arrangement from option three to provide 
a parking court at the south east corner 
of the site and enabled access to the town 
houses from the western boundary. This 
enabled the western boundary of the site 
to have an active street frontage.

The massing of the two forms on the 
site was felt to be inappropriate with the 
northern form needing to be reduced in 
bulk. 

Option 5 Option 6

4.0 Scheme Development

1313OCRA Ltd 
Carter Varley ltd

King Edward St, Ashbourne
Design & Access Statement



4.02 Scheme Development

Option 7:

Was the culmination of the masterplan 
testing process developing a nine unit 
scheme that formed a positive corner to 
the urban block, and provided an active 
frontage to western boundary.

This L shaped massing was developed 
in line with feedback from the pre 
application process and provides a 
communal parking court and formal 
planted eastern boundary to respond 
to the Churchill development and the 
pedestrian route. 

Option 7

4.0 Scheme Development
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5.0 Indicative Scheme

5.01 Indicative masterplan layout

Option 8:

Takes the option 7 scheme and incorporates further feedback 
from the local authority on breaking down the building 
massing form into three distinct blocks, and uses the three 
storey apartment element to form the corner of the urban 
block.

The terrace town houses are all accessed from the public 
elevations (north and west) to reinforce the residential nature 
of the street scape and to provide an active frontage and 
passive surveillance.

The shared parking court break to down the mass of the 
building as it addresses the Sainsbury’s elevation and the 
confluence of the two pedestrian routes.

Each of the town houses has a private rear garden with 
access directly to the parking court for access to recycling 
and bike storage.

Landscape:

The proposed building forms site within the site boundary 
providing sufficient space to create dedicated amenity space 
for each unit and to include a planted boundary.

The boundary treatments will vary around the site but to the 
east and south of the site, painted metal railings shall be 
included to reflect the Churchill scheme opposite, but these 
will be softened by the inclusion of native shrub and tree 
planting. 

The shared parking court will be finished in a permeable 
material suitable for vehicle traffic but will have falls back 
into the site to ensure that water run off is controlled by the 
SUds solution within the site boundary.

Option 8
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5.0 Indicative Scheme

Scale and massing:

The previous contextual analysis has shown that there is an 
established precedent of predominantly two and three storey 
structure with the immediate vicinity with some isolated 
four storey structures slightly further afield. Therefore the 
indicative masterplan massing looks to keep the town house 
structures to two storeys with a pitched roof, and the corner 
apartment to be a three storey flat roof structure to break 
the building mass and reinforce the corner of the site and 
wider urban block. 

Materials:

At this stage limited consideration to the material palette has 
been given due to the nature of the outline application. 

However as noted in section 3.0 the use of brick, stone 
and render are the most prominent materiels in the town 
and would be expected to be used as part of any detailed 
application. 

The roof forms are designed to take tiles for the town houses 
and a flat roof to the apartments.

Waste and Recycling:

Sufficient space has been included within the proposed unit 
plans forming the indicative masterplan, for separate waste 
and recycling storage.

Although in the indicative masterplan no centralised bin / 
recycling store is shown, sufficient space exists to the east of 
the site for one to be added as part of the follow on detailed 
application if required. 

View of potential massing from the NE along King Edward St.

View of potential massing from the SE from Sainsbury’s
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5.0 Indicative Scheme

Aerial view of potential massing from the NW.

View of potential massing from the SW from Sainsbury’s

Aerial view of potential massing from the SE.

View of potential massing from the NE along King Edward St, adjacent to Churchill scheme.

View of potential massing from the NE along King Edward St, adjacent to Churchill scheme.

View of potential massing from the NE along King Edward St.

17OCRA Ltd 
Carter Varley ltd

King Edward St, Ashbourne
Design & Access Statement



5.0 Indicative Scheme

View of potential massing along King Edward street elevation showing context.

View of potential massing along southern elevation showing context.
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6.0 Access & Transport

6.01 Vehicular Access & Parking

Please see attached appendices from AWP detailing 
car park and access strategy in detail. The key points 
for the site however are:

Emergency and fire tender access can be achieved 
to the south of the site, however the north, west and 
south side of the site are also fully accessible via 30m 
hose length from a fire tender if they are to park on the 
highway adjacent to the application site.

Nine private car parking spaces have been provided 
on site (one for each unit). The site is felt to be a highly 
sustainable location and the LPA has confirmed that 
they agree that a diversion from the parking policy 
could be justified as a result of the sustainable nature 
of development.

Each townhouse has bike parking provision within 
the indicative layout, and sufficient space is available 
for a shared bike store for the three apartment to be 
included in the scheme.

6.02 Sustainability

The construction method for the buildings is not known 
at this stage, however the building forms and site 
layout is conducive to the use of sustainable building 
and low or zero carbon materials and construction 
methods. 

The roof scapes of the town houses are south and east 
/ west facing so the inclusion of solar thermal and solar 
hot water should be considered.

The flat roof area of the apartments could also house 
further renewable technologies or include for air source 
heat pumps (with suitable acoustic shielding) subject to 
detailed design. 

6.03 Landscaping

The proposals do not require the felling of any mature 
trees, on the site, and it is proposed that additional native 
planting will be added in particular to the eastern and 
southern boundary of the site. 

6.04 Ecology

The site is mainly laid to lawn, with low level poor quality 
shrubs to parts of the perimeter of the site which are 
expected to be of poor ecological quality.

Subject to a further planning application a phase 1 
ecological survey will be undertaken once a site layout 
has been developed. 

6.05 Access

Although this is an outline application with all matters 
reserved except access, the indicative site massing has 
been developed on residential units that are viable 
housing typologies.

In general the recommendations of ‘Planning and 
Access for Disabled People: A Good Practice Guide’ and 
Approved Document M of the Building Regulations, have 
been taken into account during the design stages to date 
in order to achieve as ‘inclusive’ a design solution as is 
practicable given the site constraints.

All of the town houses have a bathroom on the ground 
floor and have level threshold access to the front door. 
The bathrooms have been sized to enable the bathrooms 
to be modified for wet room use in the future if required.

The ground floor apartment also has level access and 
washing and sleeping facilities on the ground floor. The 
upper two apartments are not wheelchair accessible 
however the access stair is 1200 wide and has part M and 
BS 8300 compliant handrails for access.

6.07 Security / SBD

As this application is outline with all matters reserved 
except access, no formal engagement with the local crime 
prevention officer has been undertaken at this stage.

However after reviewing the adjacent Churchill 
application and the comments made by the SBD officer, 
the indicative masterplan has been developed to allow 
for:

• Active frontages

• Passive surveillance of communal areas

• Part Q compliant doors and windows to the lower 
levels

• Railings  to perimeter min 1800 high, with planting 
positioned so that it cannot be used as ladder

• No dark corner

• Well lit communal areas
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7.0 Conclusion

7.01 Conclusion

To summarise, this project is an appropriate response 
to the brief and provides evidence that a nine unit 
residential scheme, with suitable amenity and parking 
space is viable for the plot.

The development of the corner plot will enable the 
street scene of King Edward Street to be improved with 
the addition of a variety of residential types with the 
loss of minimal green space.

The variety of housing types within the town centre 
location is in response to a proven need for a variety of 
unit types and sizes within the local and wider area.

The site provides the opportunity to develop a 
sustainable residential scheme in the heart of an 
established settlement in line with local and wider 
planning policy.
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