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1.0 Introduction

Site Description
1.1 This unique site is prominently located close to the centre of the riverside town of Abingdon, now attributed

with being the oldest continually inhabited town in England.

1.2 The site has exceptional views south across the River Thames to open water meadows in the Green Belt

immediately adjacent to the town's medieval bridge. It forms part of a unique architectural composition

which is most dramatic when viewed from the south, either travelling over the Abingdon Bridge or along the

River Thames.  The elements that combine to make this composition are the Old Gaol, a robustly detailed

building that dominates the approach to the town, the River Thames, the Abingdon Bridge, the roof top and

cupola of the Old County Hall, the roofscape of East St Helen Street and the spire of St Helen's Church.

Purpose of the Brief
1.3 In view of its prime location on the river frontage close to the historic town centre of Abingdon the site rep-

resents a unique and exceptional development opportunity.  The purpose of this brief is to guide the future

re-use and development in a way which will achieve a high quality, prestigious mixed use development that

will also: 

• restore and refurbish the Old Gaol and the former Police Station;

• enhance the character and appearance of the Conservation Area and exploit the 

site's unique potential overlooking the River Thames;

• help to regenerate and improve the vitality of this part of Abingdon town centre;

• balance local architectural traditions and the current context with the need to 

achieve a sustainable development;

• ensure that the site is dealt with in a comprehensive and co-ordinated manner.

1.4 The  site  covers 0.49 hectare (1.2 acres) and includes the following:

• The Old Gaol

• The former Police Station

• No 25 Bridge Street

• Bridge View Bridge Street

• No 4 Turnagain Lane

A plan detailing the site boundary and location of the relevant buildings is included in Figure 1.

2.0 Key Constraints

2.1 The main development  constraints are:

• the Old Gaol and the Former Police Station are listed Grade II. There are numerous

listed buildings nearby, including 8 and 9 Turnagain Lane and 17 Bridge Street, 

which are shown on Figure 2;

• the whole of the site is included in the Abingdon Town Centre Conservation Area;
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• Abingdon Bridge is a scheduled Ancient Monument;

• the site is likely to contain significant archaeological remains;

• the southern part of the site falls within Flood Zones 2 and 3;

• t he site is bounded by a mixture of commercial and residential premises immediately
to the north and adjoins the gardens of a number of residential properties that front
onto East St Helen Street. Two residential properties front directly onto Turnagain 
Lane.

3.0 Building Conservation

3.1 It is essential that proposals affecting the fabric of the listed buildings are fully justified. This will include not

only alterations to the Old Gaol, but also to the old Police Station.  Proposals that will affect the setting of

these buildings and the adjacent listed buildings (including 8 and 9 Turnagain Lane and 17 Bridge Street)

and Abingdon Bridge, which is a Scheduled Ancient Monument, will need careful consideration. Applicants

will be required to submit a comprehensive supporting statement to explain the reasoned justification or need

for the proposed works and their impact on the buildings and their settings.  There will be a requirement for

a structural survey of the buildings, an analysis of their character and of the significance of their archaeolo-

gy and history, as well as an appreciation of the features that make a contribution to their special architec-

tural or historic interest. The statement will need to contain  sufficient information to enable the Council to

understand fully the likely effects the development will have on the fabric of the buildings and their setting.

The Old Gaol, with its small barred windows with high sills, will be a particularly challenging building for

which to find a new use that will not adversely affect its special architectural or historic interest. The Council

will be prepared to consider some adjustment to the windows and sill heights so long as this does not detract

from the special architectural or historic interest of the building.

3.2 The Council considers that a case can be made for the demolition of a number of buildings on the site

including the Sports Hall and Swimming Pool elements of the Old Gaol, the electricity substation and some

of the modern garages forming part of the former Police Station.  Nevertheless, applications for their dem-

olition will only be considered when justified by the supporting statement. The Council will not grant consent

for the demolition of any buildings or parts of buildings on the site until any necessary planning permission

and listed building consent has been granted and contracts have been let for the new development.  The

Old Gaol underwent substantial internal alterations in the latter part of the last century and the analysis

referred to above will, in particular, need to distinguish between those alterations and the remaining features

of interest.

3.3 Most of the site falls within the Abingdon Conservation Area. The supporting statement should therefore also

contain an analysis of the  unlisted buildings, structures and features on the site, including walls and trees,

to assess the contribution they make to the character or appearance of the this part of the Conservation Area

and could continue to make to the proposed development.

3.4 Although not forming part of the site, the Abingdon Bridge is a Scheduled Ancient Monument and the pedes-

trian access to Bridge View is formed through the parapet to the bridge. Alterations to this pedestrian access

may require Scheduled Monument Consent. The Council will need to take account of the impact any devel-

opment proposal will have on the setting of the monument.
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3.5 For further information on building conservation matters contact the Vale of White Horse District Council on

(01235) 540343.

4.0 Archaeology

4.1 The site is close to the historic town centre of Abingdon and it is likely that it contains significant archaeo-

logical remains.   As a result, a pre-determination archaeological field evaluation rather than a desktop

assessment may be required.

4.2 Further advice should be obtained from the Deputy County Archaeologist on (01865) 810185 at the earli-

est possible stage and before the design of any scheme commences.  The results of the evaluation may pro-

vide information that could affect the layout of any proposed scheme.

5.0 Flooding

5.1 As the southern part of the site falls within Flood Zones 2 and 3 any planning application must  be accom-

panied by an appropriate flood risk assessment. Government guidance on flooding Development and Flood

Risk (Planning Policy Guidance Note 25 ) explains the sequential test for development in various categories

of flood risk. Failure to submit a flood risk assessment, could result in the precautionary principle being used

as a reason to refuse a planning application.  

5.2 It is important for applicants to have early discussions with both the Vale Council and the Environment

Agency to identify any flood risks and assess how these can be addressed. For further information contact

the Vale's Land Drainage Engineer on 01235  540387.

6.0 Amenity of adjoining residential properties

6.1 The development should not restrict unduly the daylight to adjacent buildings and their curtilages, including

those outside the boundaries of the site.

6.2 Careful consideration should be given to the layout and design of the development to prevent overlooking

of adjoining residential properties.

6.3 The Council will wish to ensure that the development of this site does not cause an unacceptable degree of

disturbance to its neighbours. Depending on the nature and mix of uses proposed a noise impact assess-

ment may need to be undertaken and mitigation proposals prepared.

6.4 Further advice on noise impact assessments can be obtained from the District Council's Environmental Health

Team on (01235) 520202 Ext 543.
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7.0 Design of New Buildings

7.1 This is a unique and exceptional site and the Council will want developers to demonstrate how they can ful-

fil and exploit its potential through the careful design and layout of any new buildings.  The Council is keen

to promote high quality design and considers that a contemporary approach could be adopted. However,

in developing the design approach, be it traditional or contemporary, designers should be able to demon-

strate how this has taken account, of and capitalised on, the site's architectural context and its prominent

and exceptional riverside setting. 

7.2 This is not a site where standard design approaches can be applied or are likely to be accepted by the

Council, either in relation to new residential units or other proposed new buildings. Just as it must respond

to the historic local context the development will be expected to address the need to incorporate other mod-

ern design requirements including Building for Life, Ecohomes, sustainable construction issues and energy

resource efficiency.

7.3 A Design Statement will be required setting out:

• an analysis of the site and its immediate surroundings;

• the design principles and concepts that have been applied to the proposal;

• how the design/layout respects the landscape features on the site and neighbour

ing properties;

• how the development would integrate with the surrounding area in terms of any 

facilities, access routes etc;

• the implications of the development for urban sustainability.

7.4 The Council will need to be satisfied that the Design Statement has been taken into account in developing

the proposals for the site. 

7.5 The main design considerations are:

• Impact on the Conservation Area and adjoining listed buildings: Design proposals must

demonstrate how the character and appearance of the Conservation Area and the setting of listed

buildings, including the Old Gaol and the former Police Station, will be preserved and enhanced. This

could be achieved by the replacement of modern buildings on the site with new buildings that improve

views of the listed buildings or their features. The design of open spaces and footways could also help

to achieve this objective. 

• The site's riverside location: The south facing views to the River Thames are perhaps the site's

most valuable asset and should be exploited in ways that do not detract from public views into the site. 

• The requirement for a comprehensive approach to the site's development: The Old

Gaol and the former Police Station should be properly restored and preserved as part of a compre-

hensive approach to the development of the site.  Any proposals for the refurbishment and reuse of

these buildings must be carefully and sensitively handled.

• Scale, massing & density and the relationship with adjoining properties: New devel-

opment should recognise the overall density, height and massing of the buildings on and adjacent to 

the site. It should strike a balance between reflecting the scale of the Old Gaol and the more vernac

ular scale of buildings that characterise the historic town centre and the rest of the Abingdon river
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frontage.  The scale of the Old Gaol and the proximity of residential properties to the north  would

suggest concentrating any new taller buildings adjacent to the Old Gaol with lower buildings towards

the edge of the site.

• Impact on important views into and across the Conservation Area of the Abingdon

skyline: New buildings should not be visible above the roofline of the Old Goal or have a detrimen-

tal impact on the views and  roofscapes of the County Hall, East St Helen Street and the spire of St

Helen's Church.

• Strong active frontages should be used for buildings facing towards existing build -

ings, streets, footpaths and open spaces and the riverside. Not only can these help to give

a human scale to any larger buildings they will also provide informal supervision of public spaces.

• Impact on the amenity of adjoining residential properties: The orientation and siting of

new buildings will be the key to protecting the residential amenities of neighbouring residential prop-

erties. The design and positioning of any new buildings on the northern boundary in close proximity to

the rear boundaries of the dwellings in East St Helen Street and those fronting Turnagain Lane, in par-

ticular, must take  this into account. 

8.0 Access & Parking

Vehicular Access
8.1 Vehicular access to the site is via Turnagain Lane which is an adopted highway up to the site boundary. The

potential to improve Turnagain Lane is constrained by the listed buildings which front directly on to it. Any

improvements to improve its capacity and safety will need to be carried out within the highway and cannot

involve alterations to the listed buildings.

8.2 In developing the road layout for the development, developers should note that  Oxfordshire County Council

as the Highway Authority state in their Residential Road Design Guide that they will actively pursue and con-

sider special treatment of highway proposals in conservation areas. This Council will therefore expect devel-

opers to come forward with sympathetic highway proposals and use materials that reflect the character of

the Conservation Area rather than adopt standard highway designs and materials. 

8.3 The developers will be required to make an appropriate contribution to off-site road and other improvements

to the Abingdon transport network.  A range of measures have been proposed in the Abingdon Integrated

Transport Strategy and a programme of implementation is underway.  Such contributions will be secured by

way of a legal agreement in accordance with Circular 05/2005.

Parking
8.4 The potential for on-site parking and servicing is limited and, as the site is close to the town centre, clarifi-

cation should be sought at an early stage from the County Council on parking standards. 

8.5 The manner in which car parking is laid out can affect the quality of the spaces within a development and,
for this reason, the Council will wish to ensure that vehicles do not dominate  spaces or cause  inconven-
ience to pedestrians.
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Cycleways and Footpaths
8.6 In line with the Local Plan, the Council is keen to promote cycling and walking.  The development should

make appropriate provision for covered and secure cycle storage, in accordance with the County Council's

standards.  In any development including flats, the cycle storage should be within the buildings in purpose

designed facilities.

8.7 For further advice on highway matters contact the Oxfordshire County Council on (01865) 815729.

9.0 Design Against Crime

9.1 Opportunity should be taken to introduce environmentally sensitive measures that will assist in reducing the

likelihood of crime. The scheme should incorporate the principles of Secured by Design which is a police

initiative to encourage the building industry to bring forward measures to reduce crime. Further advice can

be obtained from the police Crime Prevention Design Advisor for Oxfordshire on (01993) 893875 or from

www.securitydesign.com.

Closed Circuit Television (CCTV) is likely to be required and the Council will require funding for its installa-

tion and future maintenance.

10.0 Access for All

10.1 The Council is committed to ensuring that all people are able to participate in the economic, social, dem-

ocratic and cultural life of the Vale and are not prevented from doing so because new developments are not

planned with this in mind. For this reason, the Council will be requiring the developers to take full account

of accessibility issues and the requirements of those with special access needs at each stage in the design

and implementation of the development.

11.0 Land Use

11.1 The site is within the Town Centre Policy area and adjacent to the secondary shopping frontage of Bridge

Street.  It is bounded by a mixture of commercial and residential premises immediately to the north, and the

rear gardens of the residential properties that front onto East St Helen Street.

11.2 The Council considers that the site would be most suitable for a high quality and high density mixed-use

development, which could include  retail, community, hotel, restaurant, employment and residential uses.

Residential development should include a mixture of dwelling sizes, types and affordability, including the pro-

vision of affordable housing in accordance with Policies H15 and H16 of the Local Plan.

11.3 The Council will be seeking an affordable housing provision of 40% of the dwellings in accordance with the

criteria set out in Policy H16 of its Local Plan 2011 and the Supplementary Planning Guidance 'Affordable

Housing'.  Developers requiring further information as to the details of size, tenure, financing and any other

matters regarding affordable housing on the site should consult the Council's Head of Housing Development

on (01235) 540363.
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12.0 Landscaping

12.1 There are a number of mature trees within the site.  As they are located within a conservation area, there is

a requirement to inform the District Council and give 6 weeks notice before cutting, topping or lopping any

of these trees.

12.2 The District Council will require development proposals for the site to be accompanied by a detailed tree

survey showing the species, precise location and spread of the trees and their condition. Layout plans should

also identify the location and spread of the trees to be retained.

12.3 The Council will require the submission of a hard and soft landscaping scheme for the site. This will need to

set out detailed proposals for:

• The river frontage

• The lawns

• The materials to be used for the hard landscaping of internal roads and footpaths and the forecourt 

to the Old Gaol

• Arrangements for the long term maintenance of the landscaping

13.0 Open Space

13.1 The site contains two small  spaces,  the pleasant lawned area overlooking the River Thames and the fore-

court to the Old Gaol. Though small, they are valuable assets, the former contributing to the character of

the river frontage and the latter to the grandeur of what was originally the front façade of the Old Gaol.

They should, therefore, be retained as part of any proposed development.  Either could provide a striking

setting for public art. The Council would wish to see controlled public pedestrian access through the fore-

court and Old Gaol building to the riverside garden.

14.0 Public Art

14.1 The Council has been successful in securing public art in a number of local developments in the town,

including Neave Mews, the former  Brewery,  and the Maltings and Penlon sites.  In accordance with Policy

DC4 of the Local Plan, the Council will expect any scheme for this site to include proposals for the provision

of appropriate public art. With its distinctive architecture, riverside setting and long and unique history, the

site provides the context to create a distinctive work of art, which might for example, celebrate the history of

the site.

14.2 Further advice is set out in the Council's Supplementary Planning Guidance 'Public Art' and can also be

obtained from the District Council's Arts Development Manager on (01235) 531039. 
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15.0 Energy Efficiency

15.1 The Council is keen to promote energy efficiency standards beyond those currently stipulated in the Building

Regulations. Developers of the site will, therefore, be encouraged to include enhanced energy efficiency 

standards, incorporating where appropriate new and emerging technologies, so long as these do not con-

flict with the development's required conservation and design principles. Because the site is in such a promi

nent and sensitive location and includes a number of important listed buildings, there is a real challenge for

designers to incorporate appropriate energy saving measures. 

15.2 For further advice on energy efficiency contact the Vale's Energy Team Leader on (01235) 547603.

16.0 Natural Environment

16.1 An ecological survey may also be necessary given the site's river frontage and the possibility of bats being

found in the existing buildings. The need for and scope of any ecological survey will need to be agreed with

Oxfordshire County Council's Ecology Officer on (01865) 810469

17.0 Air Quality

17.1 On the 22nd July 2006 the District Council designated an Air Quality Management Area for streets in the

centre of Abingdon including all of Bridge Street.  Depending on the nature and mix of uses proposed in the

development of the Old Gaol site, an air quality assessment may need to be undertaken to assess the rele-

vance and impacts of air quality on the end use.  Also, if the end use is likely to result in significant vehicle

movements or processes likely to impact adversely on local air quality, then these will need to be assessed.

In both cases,  suitable means of mitigating these impacts will need to be considered and implemented as

appropriate.

17.2 Further advice on air quality can be obtained from the District Council's Environmental Protection Team on

(01235) 520202 Ext 532.

18.0 Contamination

18.1 There is the possibility of land contamination on the site as a result of previous activities, and any application

should be accompanied by a specialist soil survey to establish whether or not the site is contaminated.  The

survey should make appropriate recommendations to deal with any contamination found. For advice on con-

tamination contact the Vale's Scientific Officer on (01235) 520202 Ext 661.
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19.0 Waste Recycling and Collection

19.1 For  advice on waste recycling and collection contact the Vale's  Waste Management Technical Officer on 

(01235) 520202 Ext 555.

20.0 District & County Council Services & Facilities

20.1 Contributions towards District Council services and facilities are likely to be sought in association with the

development, including CCTV.  For further information contact the Area Planning Officer (North) in the

District Council's Development Control Section on (01235) 540350.  Contributions may also be sought

towards Town Council Services.

20.2 Residential development on this site may have implications for pre-school, primary and secondary school-

ing and library provision in Abingdon and there will be a requirement to make an appropriate contribution

to the improvement of such facilities within the town.  Development may also have an impact on other

County Council services and facilities, such as the fire and rescue service, and there is likely to be a require-

ment to contribute towards the improvement of such services and facilities.  For further advice, developers

should refer to the publication 'Infrastructure and Service Needs for New Development', an information guide

for developers and landowners, and contact the Oxfordshire County Council's Developer Contributions

Team on (01865) 815798.
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Application Checklists

A full planning application and an application for listed building consent will be required for the development of

the site.

The planning application MUST include the following:

• 4 copies of the completed Part One planning application form, signed, dated and with all of the ques-

tions answered.  

• For commercial or retail proposals, 4 copies of the Part Two planning application form must also be

completed.  

• A Certificate of Ownership/Agricultural Holdings (Certificate A, B, C or D) completed, signed and dated.

• 4 copies of an up-to-date site location plan (preferably Ordnance Survey) at a scale of 1:2500 or

1:1250 showing at least 2 named main roads, surrounding buildings, and the direction north.  The

application site, which must include the means of access to a public highway, must be clearly edged with

a red line and any other land owned by the applicant must be edged with a blue line.  

• 4 copies of a block plan at a scale of 1:500 or a specified larger scale showing the site and adjacent

road, any existing and proposed buildings/extensions/hardstandings on the site, the location of existing

buildings on adjoining sites, the site's boundary treatments, the location and spread of all trees on or

overhanging the site, and the direction north.  

• 4 copies of all existing and proposed floor plans at a scale of 1:100 or a specified larger scale.  

• 4 copies of all existing and proposed elevations at a scale of 1:100 or a specified larger scale.

(Elevation drawings are not required for changes of use involving no external works.)

• 4 copies of a site survey plan at a scale of 1:250 or a specified larger scale showing existing features

of the site (e.g. levels, walls, fences, trees,  hardstandings, buildings and other structures).  

• 4 copies of proposed section drawings showing finished floor levels at a scale of 1:100 or a specified

larger scale.  

• Supporting Planning Statement

• A Design and Access Statement setting out the design principles and concepts that have been applied

to the development and how issues relating to access to the development have been dealt with. (See

Appendix 3)

• Contextual Analysis

• Archaeological Assessment. The scope to be agreed with the Deputy  County Archaeologist prior to sub-

mission

Appendix PB1
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• Flood Impact Assessment

• Listed Building and Conservation Area Appraisal

• Energy Statement

• Tree survey and arboricultural method statement detailing the retention and protection of the existing

trees.

• Details of any correspondence or discussions the applicant has had with the Council's Planning Officers

or other statutory bodies prior to the submission of the  application.

• The correct application fee.

Depending on the nature of the proposal the following information may also be required:

• Noise Impact Assessment

• Transport Assessment

• Structural Survey

• Ecological Survey of the river bank may be required

• Air Quality Assessment.

The application for Listed Building Consent MUST include the following:

• 4 copies of the completed application form, signed, dated and with all of the questions answered.  

• A Certificate of Ownership (Certificate A, B, C or D) completed, signed and dated.

• 4 copies of an up-to-date site location plan (preferably Ordnance Survey) at a scale of 1:2500 or

1:1250 showing at least 2 named main roads, surrounding buildings, and the direction north.  The

application site, which must include the means of access to a public highway, must be clearly edged with

a red line and any other land owned by the applicant must be edged with a blue line.  

• 4 copies of all existing and proposed floor plans at a scale of 1:100 or a specified larger scale.  

• 4 copies of all existing and proposed elevations at a scale of 1:100 or a specified larger scale.  

• Details of any correspondence or discussions you have had with a Council Planning Officer, English

Heritage or the County Archaeologist prior to submitting the application.
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• 4 copies of a block plan at a scale of 1:500 or a specified larger scale showing the site and adjacent

road, any existing and proposed buildings/extensions/hardstandings on the site, the location of existing

buildings on adjoining sites, the site's boundary treatments, the location and spread of all trees on or

overhanging the site, and the direction north.  

• Supporting Statement to explain the reasoned justification or need for the proposed works and their

impact on the buildings.  This will include a structural survey of the buildings, an analysis of the charac-

ter of the buildings, and/or an analysis of the significance of the archaeology and history of the build-

ings.

• Design Statement to explain the design approach adopted in respect of the new works, a full schedule

of the proposed works, and the type, colour, make and name of all materials to be used both internal-

ly and externally.

• Up-to-date photographs showing the whole of the buildings, any ancillary buildings and structures and

their settings.

• Section drawings through the buildings.

• Detail drawings at a scale of 1:20 or a specified larger scale to show all new window and door joinery,

staircases, chimneys, eaves and verge details, decorative details, and any other relevant details.

NB If the application proposes to demolish all or part of the buildings, 10 copies of the above informa-

tion are required.
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Draft Planning Obligations Heads of Terms.

The Heads of Terms are likely to include: 

• Financial contributions towards education and libraries

• Financial contributions towards the Abingdon Integrated Transport Strategy.

• Arrangements for necessary off-site highway works.

• Affordable housing in accordance with the Council provisions set out in Supplementary Planning

Guidance 'Affordable Housing'

• Financial contributions towards Public Art

• Financial contributions towards CCTV

• Financial contributions towards the maintenance of the public open spaces.

Appendix PB2
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The Design & Access Statement for the Planning Application

The design and access statement to accompany the planning application should cover both the design principles

and concepts that have been applied to the proposed development and how issues relating to access to the devel-

opment have been dealt with. Statements should evolve throughout the design and development process. It should

explain the design principles and concepts that have been applied to particular aspects of the proposal - these are:

• The amount of development  proposed. For residential development, this means the number of pro-

posed units for residential use and for all other development, this means the proposed floor space for

each proposed use. The design and access statement should explain and justify the amount of develop-

ment proposed for each use, how this will be distributed across the site, how the proposal relates to the

site's surroundings, and what consideration is being given to ensure that accessibility for users to and

between parts of the development is maximised. Where the application specifies a range of floorspace

for a particular use, the reasons for this should be explained clearly in the design and access statement. 

• The layout - the way in which buildings, routes and open spaces (both private and public) are provid-

ed, placed and orientated in relation to each other and buildings and spaces surrounding the develop-

ment. The design and access statement should explain and justify the proposed layout in terms of the

relationship between buildings and public and private spaces within and around the site, and how these

relationships will help to create safe, vibrant and successful places. An indication should also be given

of factors important to accessibility of the site for users. 

The statement should  demonstrate how crime prevention measures have been considered in the design

of the proposal and how the design reflects the attributes of safe, sustainable places set out in Safer

Places- the Planning System and Crime Prevention (ODPM/Home Office, 2003). 

• The scale - the height, width and length of a building or buildings in relation to the surroundings. It

should explain and justify the scale of buildings proposed, including why particular heights have been

settled upon, and how these relate to the site's surroundings and the relevant skyline. The statement

should also explain and justify the size of building parts, particularly entrances and facades with regard

to how they will relate to the human scale. 

• Landscaping - the treatment of private and public spaces to enhance or protect the amenities of the

site and the area in which it is situated through hard and soft landscaping measures. The statement

should  explain how landscaping will be maintained. The statement should explain and justify the pro-

posed landscaping scheme, explaining the purpose of landscaping private and public spaces and its

relationship to the surrounding area.  A schedule of planting and proposed hard landscaping materials

to be used will be required. 

• Appearance - the aspect of a place or building that determines the visual impression it makes, includ-

ing the external built form of the development, its architecture, materials, decoration, lighting, colour

and texture. 

The design and access statement should explain and justify the appearance of the place and buildings

proposed including how this will relate to the appearance and character of the development's surround-

ings. It should explain how the decisions taken about appearance have considered accessibility. The

choice of particular materials and textures will have a significant impact upon a development's accessi-

bility. Judicious use of materials that contrast in tone and colour to define important features such as

entrances, circulation routes or seating for example will greatly enhance access for everyone. Similarly

early consideration of the location and levels of lighting will be critical to the standard of accessibility

ultimately achieved. 
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• Appraising the Context - The design and access statement must demonstrate the steps taken to

appraise the context of the proposed development. It is important that an understanding of the context

in which their proposal will sit is used to draw up the application. To gain a good understanding of con-

text and to use it appropriately applicants should follow a design process which includes: 

o Assessment of the site's immediate and wider context in terms of physical, social and economic char-

acteristics and relevant planning policies. This may include both a desk survey and on-site observa-

tions and access audit. The extent of the area to be surveyed will depend on the nature, scale and

sensitivity of the development. 

o Involvement of both community members and professionals undertaken or planned. This might

include, for example, consultation with local community and access groups and planning, building

control, conservation, design and access officers. The statement should indicate how the findings of

any consultation have been taken into account for the proposed development and how this has

affected the proposal. 

o Evaluation of the information collected on the site's immediate and wider context, identifying oppor-

tunities and constraints and formulating design and access principles for the development.

Evaluation may involve balancing any potentially conflicting issues that have been identified. 

o Design of the scheme using the assessment, involvement, and evaluation information collected.

Understanding a development's context is vital to producing good design and inclusive access and

applicants should avoid working retrospectively, trying to justify a pre-determined design through

subsequent site assessment and evaluation. 

o In the light of this understanding of the context, a design and access statement should explain how

this has been considered in relation to its proposed use. The use is the use or mix of uses proposed

for land and buildings. Use cannot be reserved within an outline application. Design and access

statements for both outline and detailed applications should explain the use or uses proposed, their

distribution across the site, the appropriateness of the accessibility to and between them, and their

inter-relationship to uses surrounding the site. 

o In addition, the statement should explain how this context has been considered in relation to the

physical characteristics of the proposal, that is, the amount, layout, scale, landscaping and appear-

ance of the development. 

The Access Component relates only to access to the development and does not extend to internal aspects of

individual buildings. 

o The statement should explain how access arrangements will ensure that all users will have equal and

convenient access to buildings and spaces and the public transport network. The statement should

address the need for flexibility of the development and how it may adapt to changing needs. 

o The statement should also explain the policy adopted in relation to access and how relevant poli-

cies in local development documents have been taken into account. The statement should also pro-

vide information on any consultation undertaken in relation to issues of access and how the out-

come of this consultation has informed the development proposals. This should include, for exam-

ple, a brief explanation of the applicant's policy and approach to access, with particular reference

to the inclusion of disabled people, and a description of how the sources of advice on design and

accessibility and technical issues will be, or have been followed. 

o Access for the emergency services should also be explained where relevant. Such information

may include circulation routes round the site and egress from buildings in the event of emergency

evacuation. 
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The Design & Access Statement for Listed Building Consent

A design and access statement will also be required for the application for listed building consent. The Council will

require the planning application to be submitted in parallel with an application for listed building consent, and

therefore a single, combined statement should address the requirements of both. The combined statement should

address the elements required in relation to a planning application in the normal way and the additional require-

ments in relation to listed building consent . 

This should include a brief explanation of how the design has taken account of paragraph 3.5 of PPG15 (Planning

and the Historic Environment), and in particular:               

• the historic and special architectural importance of the building.

• the particular physical features of the building that justify its designation as a listed building.

• the building's setting. 

The statement will need to explain and justify the approach to ensuring that the listed buildings preserve or enhance

their special historic and architectural importance. Where there is potentially an aspect of design that will impact

on this, the statement should explain why this is necessary, and what measures within the approach to design have

been taken to minimise its impact.

The statement should make clear how the approach to access has balanced the duties imposed by the Disability

Discrimination Act where the proposal is subject to those and the particular historical and architectural significance

of the building. The statement should detail any specific issues that arise particularly with regard to the fact that the

building is listed, the range of options considered and where inclusive design has not been provided an explana-

tion as to why should be given. In alterations to existing buildings where the fabric of the structure restricts the abil-

ity to meet minimum levels of accessibility details should be provided of the solutions that will be put in place to

minimise the impact on disabled people and ensure that any services provided within the building are made avail-

able in other ways. 
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The Site Figure 1
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Conservation Figure 2


