
L A N D  O F F  M A N C O T  L A N EL A N D  O F F  M A N C O T  L A N E
M A N C O TM A N C O T

J u n e  2 0 2 0J u n e  2 0 2 0

D E S I G N  &  A C C E S S  S T A T E M E N TD E S I G N  &  A C C E S S  S T A T E M E N T
D E T A I L E D  P L A N N I N G  A P P L I C A T I O ND E T A I L E D  P L A N N I N G  A P P L I C A T I O N

Project code: WW001DAS01/ Revision: C/ Scale: A4



Wales and West’s vision for the site is to create a scheme that will provide the following:-

•  A scheme of 100% affordable homes for social rent to identified local needs.

• A range of sizes and features within a consistent
Architectural style that complements the local vernacular.

• A coherent design with landscape finishes to create distinctive
development that ties in with the local landscape character.

• A locally driven mix of affordable homes to meet local needs

• A sense of place - to meet Welsh Governments Placemaking Agenda and the Well-Being of Future Generations Act.

“Our vision is to create a place to achieve strong, sustainable 
growth to make a difference to people’s lives, homes and 

communities”

Vision
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Introduction

This Design and Access Statement has been prepared 
by Astle Planning and Design, in support of a Detailed 
application for 25 dwellings at Mancot Lane, Mancot. 
This includes 2 storey housing and bungalows in 
the form of detached, semi detached, mews style 
dwellings with associated car parking & landscaping.
The proposals is for affordable housing association 
dwellings therefore layout has been designed to meet 
DQR Standards.

This statement has been prepared in accordance with 
the requirements of Tan12 and Flintshire SPG to support 
this application on behalf of Wales and West Housing 
who own the application site. 

This Design and Access Statement should be read in 
conjunction with the supporting reports which also form 
part of the application:-

This statement explains the concepts and principles 
applied to the development and explains the steps taken 
to appraise the context within which the application has 
been developed.

This application is in compliance with Flintshire UDP and 
SPG Policies as listed in the Appendix and referenced 
throughout this document.

Wales and West Housing’s have corporate values which 
are ‘Fair, open, responsible, supportive and efficient”.

These proposals have been developed alongside 
additional documentation as listed below;

• Lifetime Homes Design Guide
• Secured By Design Homes 
• Planning Policy Wales Version 10 (PPW) - Chapter 

2 Placemaking

Joseph Rowntree Lifetime Homes which was 
developed to ensure that homes are accessible and 
inclusive. Lifetime Homes are ordinary homes designed 
to incorporate 16 Design Criteria that can be universally 
applied to new homes at minimal cost. Each design 
feature adds to the comfort and convenience of the 
home and supports the changing needs of individuals 
and families at different stages of life. They are all about 
flexibility and adaptability and are thoughtfully designed 
to create and encourage better living environments for 
everyone. 

In addition the scheme follows the advice of Secured 
by Design (SBD) initiative which reinforces the need 
and importance for a safe and secure external 
environment.

PPW has a primary objective to ensure that the 
planning system contributes towards the delivery of 
sustainable development and improves the social, 
economic, environmental and cultural well-being of 
Wales, as required by the Planning (Wales) Act 2015,
the Well-being of Future Generations (Wales) Act 2015 
and other key legislation.

Introduction
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Development Objectives

Development Objectives Sustainability

The design process has had regard to Planning Policy 
Wales 10 and the Well being of Future Generations Act 
and Placemaking.

These detailed proposals have been designed in 
accordance with the following development and Urban 
Design objectives

The Government is committed to delivering sustainable 
development and encourages local planning authorities 
to promote economic development to improve the 
well-being of communities, improve facilities, promote 
high quality and safe development and create new 
opportunities for people living in those communities).

Development Objectives:

To create an attractive walkable residential 
neighbourhood using design guidance set out in Manual 
for Streets.

To create an attractive designed green gateway to the 
development.

To create a sense of place which creates a relationship 
to existing surroundings and respects the existing 
characteristics of the area.

To provide a mix of dwelling types that will satisfy local 
need and enhance the profile of the area as a whole.

Design Overview

This section provides information on the Design 
and Access components in accordance with the 
requirements of Tan 12.

The application seeks detailed planning permission for 
access, scale, Layout, appearance and landscaping. 

Good design is about creating places that  are people 
friendly, which are appropriate for the context, and 
enhance the urban and landscape environment. 

The Government is committed to delivering sustainable 
development and encourages local planning authorities 
to promote urban regeneration to improve the well-being 
of communities, improve facilities, promote high quality 
and safe development and create new opportunities for 
people living in those communities. 

Our scheme complies with these requirements as 
explained further below.

Development objectives

To create a well-informed attractive neighbourhood, not 
dominated by the car.

Urban Design Objectives:

To create sustainable patterns of development which 
exploit and improve accessibility to public transport, to;

Encourage good design that will create places with 
distinctive character, pleasant to use and human in scale 
& to make efficient use of available land by promoting 
greater intensity of development;

Promote character by responding to and reinforcing 
locally distinctive patterns of development and 
landscape;

Promote the continuity of street frontages and the 
enclosure of space by development which clearly defines 
private and public spaces;

Promote accessibility and local permeability by creating 
routes that are attractive, safe and work effectively for all 
users;

Promote legibility through development that provides 
recognisable routes, gateways and focal points;

Promote diversity and choice through a range of housing 
typologies.
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Figure 1 - The Site
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Site Context

The site comprises of relatively flat, overgrown 
shrub land which is well screened from Mancot 
Lane by existing mature hedgerows and trees.  At 
present there is an informal break in the hedge to 
the western corner which allows you to access the 
site. A formal footpath link runs along the northern 
boundary, connecting to Sandycroft Primary School. 
This footpath is fenced off from the site. To the 
south western corners of the site  is a mix of well 
established older housing and new housing.

The large hedgerows and shrubbery defines the 
boundaries giving a sense of containment/enclosure.

Figure 2 - Existing Site Conditions

The Site
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Housing along Mancot Way

Footpath to 
Sandycroft Primaryinformal break in 

hedge
Existing shrubbery
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Site Context

The site is within Mancot village in south east Flintshire, 
Wales, approximately 1 mile from Queensferry, and 
Hawarden and 6 miles from Chester. 

There are four bus stops within 100m of the site served 
by the no 9 and no 11A which provides a services to 
Broughton, Chester and Sandycroft. Mancot is a small 
village with a population of approximately 3500. Village 
amenities include an Animal farm park, village hall, park 
and playing fields, bowling green, library, a newsagent, 
a veterinary clinic, a Presbyterian church, Sandycroft 
County Primary School and the White Bear public 
house. The local area comprises a mixed character 
of well established residential development. It is also 
reasonably accessible to the train station at Hawarden 
(0.6km) and Shotton train station (1.2km), as well as 
nearby cycleways and walkways. It is also close to the 
following local facilities;

Sandycroft County Primary School 200m

Greenacres Animal Park 300m

Co-op 800m

Library and Church 300m

Recreation/Open space 50m and new provided on site

Vets Surgery 650m

Further amenities are available in nearby locations like 
Queensferry and Shotton which has healthcare Centres, 
a Hospital and supermarkets. Post offices are available 
in Harwarden and Deeside.

Figure 4 - Local Amenities

Movement to from and within the development

Site Boundary

Local footpaths

Local Railway

Key

Immediate Bus stops
on Mancot Lane

BS

Place of worship

Educational

Recreation/Leisure 
opportunities

Hospital/Healthcare

Business Park areas

Library

Fire Station

Supermarket/express
supermarket

Harwarden
Train Station

BS

BS

BS

Shotton
Train Station

Sandycroft Primary
School

Co-op 
express supermarket

Greenacres
animal park

Mancot Presbyterian 
Church

Bus services

Mancot Library



| 9

 Local vernacular

In order to inform the detailed planning application 
proposals an assessment of the local vernacular have 
been undertaken described in further details below.

This application proposes a residential development of 
both two storey housing and bungalows.

The area around the site features a wide range of 
housing styles which are indicative of the evolution of 
this residential area over time.

The newer properties have often been constructed using 
complementary materials and architectural detailing 
which link the old and the new together.

The Predominant architectural language in the areas are 

1. Brick swept / Stone heads

2. Brick Quoin detailing 

3. Feature band coursing

4. Bay windows

5. Entrance porch detailing

6. Red / grey roof coverings

7. Full render

8. Feature render elements

9. Modern concrete tiles

Character

Figure 5 - Local vernacular study key

The Site

Mancot Lane
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Figure 6 - Local vernacular study

Character
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The Design Proposals

The design responds directly to the character 
of the landscape and local context, and to the 
opportunities presented by the landscape features 
within the site. Three key concepts are illustrated 
on the adjacent diagrams:

Pedestrian Movement 

The creation of a direct, attractive and safe route 
through the site will provide a pleasant green 
corridor to pass through, enhancing connectivity 
through the site and encouraging local travel by 
non-car means.

Greenspace Network 

The network of existing landscaping and 
proposed green infrastructure will frame and 
define the development site. This will be designed 
to ensure that opportunities for informal and 
formal recreation and ecological enhancement 
are both maximised.

Creation of Local Distinctiveness 

The access into the site will be planned 
to reinforce the sense of place within the 
development with the north-eastern green space 
making use of the existing trees and hedgerows.

Character

Figure 7 - Design proposal concept
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Vehicular Movement

The design sets in place a well defined and easily 
understood framework of development parcels, 
street and greenspace with a clear hierarchy of 
pedestrian and vehicular movement. The starting 
point is making good connections with the existing 
streets and footpaths.

In accordance with Manual for Streets (DfT/
CLG 2007), streets will be designed as high 
quality places with five principal functions: place, 
movement, access, parking and utilities. Of the 
five principles, place and movement will be the 
most important in determining character.  This 
development creates a clearly understood, high 
quality, attractive and safe street.

The road within the development is formed with 
direct access from Mancot Lane. The road is in 
the formation of a 5.5m road and a 2m footpath 
either side with proposed landscaping and a new 
area of usable public open space.

Character

Figure 8 - Vehicular movement
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Townscape and development pattern

The proposed development morphology will 
strengthen the existing character by working with 
the existing topography and landscaping. 

The proposed Townscape and Development 
Framework sets out a well defined, easily 
understood pattern of development parcels, 
main street and area of greenspace. This 
further strengthens local landscape character 
and provides a well structured, more positive 
pattern of development framed by the existing 
landscaping.

The layout creates strong gateways for both 
pedestrians and vehicles creating a sense of 
enclosure, with buildings to reinforce key arrival 
points, junctions and connections.

Character

Figure 9 - Townscape and development pattern
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Development blocks and active frontages

The development blocks are designed to be 
capable of having buildings fronting each edge 
to create active, lively streetscapes with a strong 
defensible inner core and semi-private frontages 
that together enhance the security of the scheme 
as a whole.

Nodes, focal points and view-lines - The open 
space along the new road allows for an informal, 
open feel due to the existing landscaping.

The arrangement of development blocks creates 
a number of key views and feature spaces within 
the development. Recognising where these occur 
enables the development to be designed with a 
unique character and a sense of place. Nodes are 
to be created throughout the development. These 
spaces aid orientation and navigation through 
the development. Nodes are emphasised by the 
placement of focal buildings at the end of view 
lines and the placement of gateway buildings to 
frame views.

Character

Figure 10 - Active Frontages
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Figure 11 - Proposed planning layout

The Layout

The proposed planning layout 
demonstrates a clear hierarchy 
of movement incorporating 
informal and formal areas of open 
space.  Focal stops and vistas 
into and out of the site have been 
carefully considered ensuring 
that the development responds 
positively to the Local Area and the 
Opportunities the site presents.

The Proposed Layout will be easy 
to navigate with a nodal point 
supported by a comprehensive 
landscape proposal. The proposal 
has also be designed to be barrier 
free so that all people including 
people with specific needs can 
move easily between dwellings, 
can move around the estate, can 
transfer easily to public transport 
and can access local amenities 
and shops. 

Dwellings are set behind small 
front gardens, with all parking 
being dealt with behind the 
building line.

The Proposed Layout has also 
considered the relevant Planning 
Policies and Guidance provided by 
The Welsh Government and listed 
in the appendix at the end of the 
document.

Character
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Scale Parameters
 
The proposed dwellings reflects that of the 
existing adjacent developments in Mancot in 
terms of height and scale. The properties are a 
mixture of two storey and bungalows following 
discussions on housing requirements.

The length and width of the proposed buildings 
are a product of their internal layout, the access 
proposals and layout decisions referred to in 
the previous sections of this design and access 
statement.

Character

Figure 12 - Proposed Scale 
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Affordable Housing
 
The proposal is for 100% affordable properties in 
1-4 bedroom range. The tenure of the affordable 
dwellings will be social rent. The size and tenure 
of the dwellings has been chosen following liason 
with Flintshire County council and discussions with 
the Specialist Housing Panel using information 
from SARTH (single access route to housing) to 
ensure the local needs are met. The proposed 
development would provide housetypes that are 
much needed locally and not available in existing 
social rented stock; in particular the bungalows and 
4 bed dwelling. 

SARTH currently shows the following demand;
• 10 x one bed bungalows
• 11 x two bed bungalows
• 5 x 3 bed bungalow
• 45 x one bed house
• 59 x two bed house
• 15 x three bed house
• 13 x four bed house

Figure 13 - Bedroom numbers range

Character
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Parking

Accommodating car parking is crucial to the 
quality of housing and to the choices people 
make in how they travel. The level of parking 
provision is influenced by the location of the site 
and its proximity to public transport and essential 
services. Car parking has been provided in 
accordance with the Flintshire County Council 
SPGN 11 Parking Standards.

1 Bed - 1.5 spaces
2 Bed - 2 spaces
3 Bed - 2 spaces
Above 3 bed - 3 spaces.

No parking space is within 2m of a window and 
spaces and comply with the minimum size of 
4.8m x 2.4m parking bay. 5 spaces (10%) are to 
the minimum width of 3.6m for mobility use.

Parking is clearly associated with the relevant 
plots in a convenient and prominent position 
which allows for natural surveillance.

Key

4 bedroom - 3 spaces

3 bedroom - 3 spaces

2 bedroom

1 bedroom

5 x 3.6m wide mobility 
bays

Character

Figure 14 - Parking Quantum
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Architectural Language
 
The intended appearance of the proposed 
development is the product of the design process, 
scale, landscaping and the architectural style of 
individual buildings or groups of buildings. 

It is intended that the buildings will be constructed 
in a high quality facing brick with polychromatic 
brick styling around windows and doors together 
with feature band courses in either facing brick 
and stone detail. The careful and considered 
positioning of feature render panels located in 
strategic locations to create focal points and a 
sense of place which is envisaged within the design 
brief. It is considered that this is in line with local 
architecture found in the locally along Mancot Lane.

Smaller dwellings will, in general, be kept simple 
in their detailing with possibly only window sill and 
head details being incorporated in the design. 

The larger dwellings will be able to carry more 
detail and this will be addressed on each property 
individually, whilst being mindful of the overall 
design philosophy and local vernacular.

Roof lines will generally be in simple form, varying 
between 35 and 45 degs in pitch and finished with 
plain concrete roof tiles of a grey colour, again in 
accord with the local vernacular.

Existing dwellings in locality demonstrating the proposed detailing

Stone Sill/Brick head 
details

Render/Canopy style Window style and colour

Character

Figure 15 - Street scene comparison to the local vernacular
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Access

In accord with Welsh Assembly Government 
guidance, all new development must ensure ease 
of access for all, by adopting the following design 
considerations and solutions: 

• By adopting inclusive design principles that 
deliver adequate provision for all people 
including those with mobility impairments, 
sensory impairments and learning difficulties.

• The way in which the development addresses 
the accessibility needs of all people who may 
use it.

• How it can adapt to varying contexts and 
requirements of inclusiveness over time.

• The way in which the layout meets practical 
requirements such as access for emergency 
vehicles whilst including clear connections 
and ease of access for all, particularly 
pedestrians and cyclists.

This application has been considered along these 
principles and it is felt we have achieved all the 
requirements.

Careful consideration of the changes in level 
across the site by stepping the units along the 
topography will ensure that the properties will be 
able to meet the access standards required by 
both Part M and guidance given in The Welsh 
Assembly Government design guides.

All of the residential units will be served by level 

entrances to meet disabled access requirements. 

Each principle entrance hall will be designed 
to meet the access requirements with correct 
opening widths to doors together with ground floor 
w/c facilities.

The overall intention is to create a quality 
residential development that has a mix of 
opportunities in terms of scale, accommodation 
and tenure.  

All housetypes meet DQR, Lifetime Homes, 
Secure by Design and RNIB Standards.

The access is via Mancot Lane. 

Access
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Environmental

A strong emphasis will be placed on providing 
dwellings with a low energy/carbon footprint which 
will exceed the performance laid down in Approved 
Document L1A. The design will incorporate the 
following features:

• Provide dwellings of different heights to 
maximise exposure of sunlight and daylight

• Minimise heat losses through the building fabric 
by the use of highly insulated envelope. All 
dwellings with have a high SAP rating and aim 
to exceed current legislation.

• Low permeability below the recommended 
levels to reduce wasteful heat loss from air 
infiltration realised by the incorporation of robust 
construction details.

• Use of high lumen/watt efficacy lighting 
throughout

• Provision of time and temperature controls with 
occupant override

• The use of materials from sustainable and 
renewable sources, together with the use of as 
many materials as possible from local suppliers 
to reduce transportation to the site, therefore 
cutting fuel use and reducing impact on the local 
environment.

• Sourcing of local trade and labour to reduce fuel 
use and stimulate local economies

Environmental Sustainability
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Community Safety

Community Safety

The layout is designed to take account of current 
guidance ensuring attractive, safe public spaces, 
whilst providing overall security through natural 
surveillance.

The development will be constructed to a high 
quality in the public realm, providing routes which 
are fit for purpose and will provide opportunities for 
safe physical activity and recreation to meet the 
needs of all members of society.

The quality of the design and build will create a 
sense of ownership and responsibility for every part 
of the development, leading to a sense of pride and 
local care.

The layout is designed so as to provide natural 
surveillance to all dwellings, with each dwelling 
itself being designed and fitted with adequate 
security measures, such as strong durable locks, 
robust unclimbable boundary fencing coupled 
with protective planting leading to a true sense of 
security. 

Open spaces will be over looked from the new 
development with access way, footpaths and cycle 
ways being well lit attractive places within which to 
move around the overall development.

The proposed development meets Secure By 
Design Gold.
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Response to Planning Policy

Planning Policy

A detailed analysis of planning policy is set out in the 
accompanying Planning Statement.
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Summary

Approval will provide 25 new homes which 
will provide a range of house types to create a 
balanced mixed community.

The resulting development will create a suitable 
and sustainable residential neighbourhood 
exhibiting best practice as well as respecting 
it’s context and surroundings retaining existing 
landscape feature where possible while also 
referencing the relevant policies and guidance 
provided ensuring that the proposed development 
integrates into the wider area.

Wales and West Housing have a proven track 
record of providing excellent quality housing. 

Conclusion
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Flintshire SPG

Particular attention has been paid to the relevant 
Adopted Supplementary Planning Guidance 
Notes as follows:

SPGN 2 - SPACE AROUND DWELLINGS

SPGN 3 - LANDSCAPING

SPGN 4 - TREES & DEVELOPMENT

SPGN 9 - LOCAL NEEDS AND AFFORDABLE 
HOUSING

SPGN 11 - PARKING STANDARDS

SPGN 12 - ACCESS FOR ALL

SPGN 23 - DEVELOPER CONTRIBUTIONS FOR 
EDUCATION

PGN 13 - OPEN SPACE REQUIREMENTS

Appendix
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