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5 single storey retirement dwellings & conversion of dwelling to Day Room at 
100 Hawthorne Avenue, and former rear gardens to 94,96,98 Hawthorne Avenue



2PINEWOODS – PROPOSED RETIREMENT HOMES             DESIGN & ACCESS STATEMENT /HDS

Contents

1.0 Introduction

2.0 Supporting Documentation

3.0 Previous Planning Approvals Obtained on the Site

4.0 Planning Legislation
  4.1  Planning Policies

 4.2  Environmental Considerations

 4.3  Economic Considerations

 4.4  Social Considerations

 4.5  Access to Services and Facilities 

5.0 Proposals  
 5.1  Scale

 5.2  Appearance

 5.3  Landscaping

 5.4  Access

 5.5  Crime and Security

 5.6  Foul and Surface Water Drainage 

6.0 Conclusion



3PINEWOODS – PROPOSED RETIREMENT HOMES             DESIGN & ACCESS STATEMENT /HDS

1.0 – Introduction

Meadow Way Chapel is located to the end of Chapel 
Court Hellesdon, and attracts a congregation with aims 
to serve the local community.

The Chapel employs a community worker to 
support their elderly members as well as those in 
the community.

The work to support the elderly was considered so 
crucial that a couple from the chapel on 06 August 
1996 set up a charity called the Hawthorne Meadow 
Trust. That year, the trust bought their first property 
which was renovated and rented to an elderly couple 
at subsidised rent.

The Trust shares the cost with the Chapel to employ 
a community worker to help the elderly, with visits and 
transport, and are able to run a Luncheon Club and 
once every six weeks or so, a Saturday Special event is 
organised for the elderly. 

Hellesdon Friendship Club located at Hellesdon 
Community Centre, which meets weekly, is organised 
by Meadow Way Chapel, and supported by the 
trust. Whilst doing this work, the need for sheltered 
accommodation became more evident and the Trust 
began work on purchasing land to rear of chapel.

Initially land was purchased from rear gardens of Nrs  
94, 96 and a Planning Application for 3  dwellings was 
submitted and approved in August 2015. However 
when the purchase of rear garden to Nr 98 and 
the property and entire gardens to Nr 100 became 
available, this design was set aside and a new layout 
explored where the entrance from Hawthorne Avenue 
was able to retain the valuable parking spaces within 
the Chapel car park. The proposed design also allowed 
for the revised Nr 100 to be used for a permanent 
common room to be used as a Day Room for the 
Pinewood's Tenants and their guests. 

Hawthorne Meadow Trust wish to obtain planning 
permission for 5 new single storey dwellings and the 
conversion of an existing dwelling to a Day Room and 
overnight visiting accommodation.

This report is written to demonstrate that an 
appropriate scheme for small retirement dwellings 
and associated facilities can be delivered on the site 
purchased for this very reason.

FRONT GARDEN OF 100 HAWTHORNE AVENUE
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This application should be read in conjunction with the following supporting documents; 

•  Planning Application Form

•  Drawing 842/01 A: Existing site plan / Location Plan / Plans & Elevations to Nr 100

•  Drawing 842/02 A: Proposed Plans & Elevations to units 1 to 5, Nr 100

•  Drawing 842/03 A: Proposed site plan

2.0 – Supporting Documentation
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A Planning Application for 3 detached 2 bedroom dwellings was approved on 
24 August 2015 (ref 2015 / 1084).

This resulted from the withdrawal of a Planning Application for 5 dwellings 
(ref 2015 / 0401) as 5 dwellings were considered to excessive for the site, 
after this amount had been refused in 2003 including an unsuccessful appeal.

The approved application comprised of dwellings located within rear gardens 
of Nrs 94, 96 only, with vehicle access across majority of boundary to Chapel car park, 
which although allowed adequate areas around dwellings, was eventually deemed not 
possible due to strict restrictions to car parking to chapel boundary.

Following the purchase of land to rear of Nr 98 and entire property / curtilage 
of Nr 100, the site was increased to a size suitable for 5 dwellings. 

3.0 – Previous Planning Approvals Obtained on the Site
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4.1 Planning Policies
In making this application, consideration has been given to both local and national planning policy. 
 

The site is located within the Broadland Council 
area. As such any development must account for the 
development strategies and plans in place. The Council 
has in place a Local Development Framework Joint 
Core Strategy - Adopted March 2011 and Amendment 
Adopted January 2014 (JCS) and a Development 
Management Policies Document - Adoption Version 
October 2015 (DM).

The site is not located within a protected area 
such as Greenbelt, AONB or Flood Risk Zone 2 or 
3. There are also no other factors that would mean 
that development of this site would be difficult or 
unacceptable. 

Policy 2 of the JCS and DM Policy GC4  promote good 
design, which is being proposed with this development.

The application site lies within the Development 
Boundary identified within the Council’s current 
Adopted Local Plan, whereby there is a presumption 
that suitably designed development which enhances 
the form and character of the area will be permitted.

Policy 4 of the JCS aiming for 33,000 new houses to be 
constructed between 2008 and 2026, requires a mix of 
dwelling to provided balanced communities and meet 
the needs of an area. The proposed 5 one bedroom 
dwellings meet the needs of the area to provide smaller 
accommodation for retired persons, releasing their 
former larger properties and gardens to be purchased 
by families. 

Policy 6 of the JCS requires good access and 
transportation. The location of the proposed dwellings 
is suitable for easy vehicle access to the NDR and 
regular bus routes along Reepham Road to Norwich 
City Centre and subsequent routes to all of Norfolk. 
The transportation is already in place and site suitable 
to make full use of it.

Policy 7 of the JCS requires development to maintain 
or enhance the quality of life and the well being of 
communities by promotion of equality and diversity 
to protect and strengthen community cohesion. The 
proposed dwellings will be owned by HMT and rented 
out to retired individuals or couples. The leadership 
of Meadow Way Chapel have agreed that the 

Community Worker can carry out tasks such as wheely 
bin movement and assistance with shopping / general 
items of daily life. This will enable the elderly tenants 
to continue with independent living with back up 
when required.

The dwellings are located in an area to enjoy all 
local facilities in addition to the proposed Day Room 
available for social activities for the Tenants and 
their guests.

The proposed accommodation is specifically for 
local elderly residents and a minimum age will need to 
be agreed with the Planning Authority as a condition 
of Approval.

HMT would not wish to exclude individuals with major 
health issues who can also live independently with 
the assistance proposed and as such would propose 
a minimum age of 65 to include an age group close to 
complete retirement but still requiring assistance. 

Policy 12 of the JCS identifies Hellesdon as a fringe 
parish where identified land can contribute towards 
the smaller sites allowance set out in Policy 9 to 
identify and regenerate tired suburbs and promote 
neighbourhood based renewal.

The proposed retirement dwellings will complete the 
overall neighbourhood chapel, homes and Day Room 
facility in addition to attracting more residents to this 
area which could eventually have a small increase in 
such dwellings depending on financial circumstances 
and availability of adjacent properties. 

Policies TS2, TS3 ,TS4  relate to Highway safety 
and parking. 

As Policy 9 indicates Hellesdon as a fringe parish, 
public transport is a key factor for retired residents, 
who will have short walking access to frequent bus 
services along Reepham Road. 

The proposed site is to adapt the existing 
vehicle entrance to allow vehicular access from 
Hawthorne Avenue to allocated resident and visitor 
car parking spaces and for refuse collection and 
emergency vehicles.

4.0 – Planning Legislation
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The location of existing vehicle entrance is to be 
retained and opening to wall between piers increased 
to suit requirements of the largest vehicle.

The remainder of wall is to be retained at a height 
of 675mm in order to retain current vision and 
appearance of a domestic type property. 

Norfolk County Council Highways Department have 
been consulted during the course of design process 
and the proposed parking as indicated on site plan was 
agreed. Parking comprises of 2 visitors spaces to front 
garden of new Day Room and 5 residents spaces in 
proximity to the dwellings as occupiers will be elderly 
residents and their allocated space should be as close 
as possible.

There is a large area to the rear of the Day Room for 
fire tender and bin lorries turning that could be used 
for deliveries on a short term basis. However it is more 
likely that deliveries will be made by family, friends 
and the community worker who is 50% funded by 
Hawthorne Meadow Trust. 

Policy GC4. The proposed development aims to 
create an environment of character and appearance 
by reinforcing local distinctiveness and treatment 
of space to dwellings and surrounding areas. The 
amenity needs of all retired tenants will be achieved 
with suitable sized accommodation and small private 
rear garden areas, backing on to existing gardens so 
as to have minimum impact on surrounding properties. 
As the site is already in existence and has previously 
achieved Planning permission for retirement dwellings, 
the proposed design makes efficient use of the land 
and resources in addition to being located adjacent to 
the existing Chapel. 

The location and orientation of the proposed dwellings 
ensures that elevations do not incorporate windows 
facing each other or adjacent buildings. All the glazed 
areas for natural light are located to achieve views to 
the open areas to front access and small rear gardens.

Proposed dwellings are all single storey with minimum 
depth and pitch roofs of 30 degrees to keep ridge 
heights at a maximum of 5 metres.  

DM Policy CSU 1 allows for new or replacement 
community facilities. 

There is a clear requirement for community facilities 
within this area of Hellesdon with the existing Chapel 
facility only able to provide luncheons etc on a part 
time basis.

100 Hawthorne Avenue is an existing dwelling with a 
proposal to be converted into a Day Room facility for 
proposed 5 new dwellings in order to provide a social 
meeting area and overnight facility for visiting friends 
and relatives.

This would be a facility able to be used on a 
full day, every day basis due to incorporating a 
permanent kitchen.

In addition to the day centre, the revised dwelling will 
incorporate an overnight say facility comprising of a 
bedroom / bathroom to be used by family and friends 
of the retired tenants due to the dwellings being limited 
to one bedroom with ensuite designs.

In the days where families often live long distances 
away from their parents, this is deemed to be a very 
important facility.

EXISTING ENTRANCE TO 100 HAWTHORNE AVENUE
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4.2 Environmental Considerations
It is not considered that there would be any unsatisfactory impacts on the environment. 

The proposed design is that of a traditional construction to achieve minimal maintenance 
for external materials.

4.3 Economic Considerations
The proposal would result in a number of economic benefits in both Hellesdon and the 
neighbouring communities. Work and employment is likely to be created for local persons and 
businesses involved in the actual construction of the development with construction personnel 
making use of local services and facilities during the construction period. Ultimately, it is likely 
that the occupiers of the dwellings will also make long term use of local services and facilities 
ensuring their viability and longevity all contributing to the local economy.

 
4.4 Social Considerations
There is a need for further residential development in the area and national 
government’s ambitions.

As life expectancy increases, the ageing population of Norfolk, Norwich and in particularly 
Hellesdon, the opportunity to allow retired people to continue to be self sufficient whilst 
benefiting from charitable help when required.

 
4.5 Access to Services and Facilities
The application site is well located to a variety of services, facilities and employment 
opportunities within the surrounding area. Services and facilities considered advantageous 
when assessing a site’s sustainability include, but not limited to, Education, Religion, Food 
and Drink, Transportation and Community.

The site is not identified by the Environment Agency as being at risk from flooding.
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5.0 – Proposals

5.1 Scale
The proposed dwellings comprise of a single storey with 30 degree pitched 
roofs set out from standard eaves height to keep ridge heights to a minimum.

The existing dwelling at Nr 100 to be reduced in size to suit required vehicle 
route but retain current ridge height of 5 metres. 

The group of dwellings and day room building are to be of similar height to 
each other and surrounding single storey properties.  

By reason of the limited height the dwellings will have no detrimental effect 
upon other dwellings in the vicinity.

5.2 Appearance
The area of Hellesdon adjacent to the Chapel and Hawthorne Avenue comprise 
of dwellings of similar traditional appearance and there does not appear to be 
any reason to change the materials for the proposed dwellings.

The materials to be used are as follows:

Walls Facing brickwork

Pitched roofs Clay pantiles

Front doors Composite. No letterbox to both doors to 100 
Hawthorne Avenue as a security measure.

Windows Upvc

Eaves / bargeboards Upvc

Rainwater goods Upvc

External works Access from Hawthorne Avenue and drive through to rear 
of the development including the turning circle for service 
vehicles: Asphalt

Areas for parking / 
access / paths

Chelsea Setts

Rear gardens Grass with paving slab patio areas

Boundaries Close boarded fences, metal fences and brick walls as 
indicated on proposed site plan. Fence to Chapel car park to 
incorporate a lockable access gate.



10PINEWOODS – PROPOSED RETIREMENT HOMES             DESIGN & ACCESS STATEMENT /HDS

5.3 Landscaping
The site has been generally cleared, but a shed and 7 Leylandii to North West 
Boundary of original rear garden to Nr 98, remain. This is due to the later 
purchase of this rear garden area, and has yet to be totally cleared, but the 
Leylandii will be removed as part of the proposed work.

The design of the dwellings has orientated front doors to be located off 
the front access road / path, which is required to provide accessibility to all 
tenants whether by  vehicle or as a pedestrian. This is required to be a hard 
surface to entrance as required by Part M1 of  Building Regulations.

The Day Room is to have level access from both front and rear entrances.

The rear gardens are to comprise of grass with a small patio area to allow 
the majority of the external areas to be permeable.

The proposed site plan indicates the works to boundaries and 
layout to surrounding areas of the dwelling.
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5.5 Crime & Security

All new windows will have locks and the entrance doors will have a five lever locking 
system in accordance with current insurance demands. All glass will, where appropriate, 
be toughened safety in compliance with BS6206 and the current Building Regulations.

2 new external doors to Day Room facility to have no letter boxes, as a security measure.

On-site security illumination by means of infrared detection lighting will be provided, 
but only of a minimum luminance in order to protect the amenity of the area.

1800m high gate between new development and existing Chapel car park to be lockable.

 

5.6 Foul and Surface Water Drainage

The foul drainage for 5 new dwellings to be connected to existing mains sewer 
pipework from manhole located as within rear garden to unit 3 through rear garden 
of Nr 96 Hawthorne Close into road connection.

Pipework has already been carried out and inspected by CNC Building Control.

The foul drainage for Day Room to comprise of existing facility to mains via existing 
manhole to rear garden of Nr. 100.

Due to the good porosity of the gravel ground conditions it is envisaged that all 
surface water will be taken into a soakaway located below turning circle area. 

5.4 Access
The existing vehicular access / crossover to 100 
Hawthorne Avenue, to be retained and widened for 
access to dwellings and Day Room as indicated on 
site plan.

The site is located in residential area so car parking 
spaces are required and as the dwellings only have 
one bedroom each a single space has been allocated 
for each unit.

Provision has been made for secure storage of 10 
Nr wheelie bins adjacent to entrance of site with 
access to allow bins to be located to front of site 
for weekly collections. 

It is proposed that access to the buildings will have a 
ramp of a maximum gradient of 1:12 and a level access 
threshold of a minimum of 1200 x 1200 in order to 
comply with Part M1 of the Building Regulations and 
the relevant criteria for access for the disabled. 

All doors will have a minimum width of 775mm and 
will comply with part M1 of the Building Regulations.
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In conclusion, this development would be utilising an existing plot and adjacent 
purposely purchased dwelling / garden of 100 Hawthorne Avenue in terms of location, 
orientation, flood risk, services, planning policy, biodiversity and highways adding to 
the character and appearance of the local area. 

Whilst this site only makes a minor contribution albeit an important and specific age 
group, to the housing supply, it does make a contribution, in all probability local labour 
would be utilised to construct the properties contributing to the local economy. 

It is not considered that there are any demonstrated significant impacts that outweigh 
the benefits. The proposal would contribute to supporting local services and facilities, 
the proposal would support the rural economy and the proposal would help the council, 
and wider government, meet housing targets. 

It is envisaged that development of the site will commence and shall be delivered within 
the 5 year required period. There are no known reasons why development on this site 
cannot be achieved within the plan period

6.0 – Conclusion


