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1 Background and Summary of 
Proposal 

 

1.1 Background 

 

1.2 This design and access statement has been 

prepared to support a full planning application 

by the Bradfield Village Hall Trustees for the 

demolition of the existing village hall and 

garages and construction of a new village hall 

and associated parking and access, removal of 

the existing recreational facilities, creation of 

new multi-use games area (MUGA), relocation 

of the children’s play area, new boundary 

treatment, bin stores, widening of the footway 

on the site frontage, provision of a new path, 

landscaping and ancillary works.   

     

1.3 This design and access statement has been 

prepared by Bluestone Planning on behalf of 

JBKS Architects. 

1.4 JBKS Architects are specialist community building and church 

architects. The practice has a wealth of experience in community 

building projects and a comprehensive understanding of the 

relationship of those buildings with the local community and their 

functionality.   

1.5 Bluestone Planning has worked on a number of community building 

schemes as well as commercial and residential developments across 

the south east of England, the south west and the Midlands in 

particular.  

 
1.6 Summary of Proposal 

1.7 The proposal seeks to create approximately 550 sq.m. of new village 

hall (a net gain of 300 sq.m. over the existing hall) comprising the 

following: 

• Ground floor large hall with void above – 160 sq m 

• Ground floor small hall – 64 sq m 

• Ground floor foyer with seating – 70 sq m 

• Ground floor kitchen – 26 sq m 

• Ground floor committee room – 21 sq m 

• Ground floor toilets – 38 sq m 

• Ground floor storage and plant – 56 sq m 

• First floor stores – 55 sq m 

• First floor audio visual room – 8 sq m 
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1.8 Turning to the exterior of the village hall 

building, the car park will provide a total of 63 

parking spaces including two disabled bays 

and eight bays for the adjacent post 

office/store (during shop opening hours).   10 

overflow spaces will also be provided where 

the playground is currently situated.   

 

1.9 A new under 5’s children’s play area will be 

provided in a safe fenced-in area between the 

new hall and the multi-use games court (198 

sq.m. in total).   

 
1.10 A separate children’s play facility will be 

situated at the western end of the multi-use 

games area. 

 
1.11 The new multi-use games area will be 

enclosed with secure fencing with a gated 

access and will be 677 sq.m. in area (36.6m x 

18.5m) including a formal marked out games 

court for netball and tennis – both sized to 

Sport England standards.  

1.12 The entire village hall and recreation facility will be accessed via the 

existing site entrance off Southend Road.  New vehicle gates will be 

provided enabling the car park to be closed when necessary.  An 

extension to the recently constructed footpath along the edge of the 

application site, which gives access to the primary school, will be made 

in front of the shop building to the main road.  The footpath adjacent to 

the road will be widened to 1.5m.   

1.13 The existing hedgerow and fence on the road frontage will be 

maintained and adapted where possible to provide a means of 

enclosure to the front of the new green area (including overflow parking 

area) and to facilitate the widening of the footpath.  The hedge will be 

maintained to 600mm in this location. 

1.14 A pedestrian access will be provided at the eastern end of the site, 

directly off the main road. 
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2 Lega l  Requirements 
 

2.1 The Town and Country Planning (Development 

Management Procedure) (England) Order 

2015 (as amended) sets out the requirements 

for Design and Access Statements at Article 9. 

It confirms that Design and Access Statements 

must: 

 

• explain the design principles and concepts 

that have been applied to developments;  

• demonstrate the steps taken to appraise 

the context of the development and how 

design of the development takes that 

context into account; 

• explain the policy adopted as to access, 

and how policies relating to access in 

relevant local development documents 

have been taken into account;  

• state what, if any, consultation has been 

undertaken on issues relating to access to 

the development and what account has 

been taken of the outcome of any such consultation; 

• explain how any specific issues which might affect access to the 

development have been addressed. 

 

2.2 This statement has been prepared in accordance with the above 

requirements. 
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3 History and Need  
 
3.1 [extracted from Vision for the Future 

Document]  Following the local Silver Jubilee 

celebrations of King George V in 1935, some 

funds remained.  It was decided that these 

should be used to help pay for a village hall for 

the local community and in 1941 Henry 

Benyon conveyed just over 4 acres of land 

(known as Booker’s Piece) to construct it and 

the associated car park and playing field. 

 

3.2 The Land Conveyance enabled a Trust to be 

established in October 1941, which stated that 

 

‘the Trust premises were for the purposes of 

physical and mental training, and recreation 

and social, moral and intellectual development 

….. for the benefit of the inhabitants of the 

Parish of Bradfield and its immediate vicinity.’  

 

3.3 A Charity (registered number 300129) known 

as Bradfield Village Hall was set up in 1945 

and was, and still is, regulated by the Trust Deed.  It is administered by 

Bradfield Village Hall Trustees, some of whom represent users groups 

and village organisations.  Meetings are held several times per year to 

oversee the administration and maintenance of the premises and 

external areas. 

 

3.4 When opened in 1951 the building comprised a main hall, male and 

female toilets and a kitchen at the rear. An extension in 1984 provided 

the current kitchen and storeroom, enabling the conversion of the 

original kitchen into a small committee/meeting room.  The tennis court 

and children’s play area were added during the 1970’s. 

 
3.5 Insufficient / Inadequate Space to Meet Demand 

3.6 The hall was constructed to the fairly basic standard typical of the 

1950’s, and is now very much showing its 67 years.  At the time of its 

construction, it was only intended to cater for a parish population a 

good deal smaller than that currently, which is estimated to be around 

2245 at 2011.  In addition, the size of the accommodation - main hall 

and committee room - and the standards of facilities and their condition, 

mean the building is no longer capable of satisfactorily meeting the 

requirements of current and potential users. The amount of storage is 

very limited, particularly for groups such as the Sunshine Club.  Also, 

due to the poor noise attenuation between rooms, it is often difficult to 
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run groups concurrently, even though there is 

often a demand for both rooms.  

 

3.7 Whist there is now, and is likely to be in the 

future, continuing demand for the 

accommodation, it is clear that the hall is not 

meeting the requirements of present day 

users. Some potential regular and one-off 

bookings, particularly in the evenings, have 

had to be turned down due to regular 

commitments.   

 

3.8 In addition, bookings for single life-time social 

events etc., where quality accommodation is 

required, have been in sharp decline over 

recent years, even though studies have shown 

that these types of events are increasing 

nationally.   Even some of the Dog Clubs are 

no longer booking the hall and field, even 

though they acknowledge the convenience of 

the location, because the facilities are not up to 

their requirements any more. These are the 

sorts of clients who, the Management 

Committee believes, would return if better accommodation is offered.  

 

3.9 Furthermore, the figures shown below indicate that there was a 100% 

population increase for the parish between 1951 and 2011, with 

continuing growth of some 10% predicted to 2021. Thus this indicates 

that the future local catchment population will increase still further. 

 

 

 

 

 

 

3.10 However, the hall’s clientele don’t necessarily come from just within the 

parish and by including the number of people living in the Bucklebury 

Ward, which includes the immediately adjoining areas of Stanford 

Dingley, Bucklebury and Chapel Row as well as Bradfield, the 

catchment rises to around 10,250. 

 

3.11 Concerns about the Condition of the Hall 

3.12 As well as the limited and unsatisfactory nature of the accommodation, 

there are serious concerns about the physical condition of the building.  

For example it has an asbestos roof which has only a limited future life 

(and possible asbestos roof lining); poor quality guttering; a concrete 

1951 

2001 

2011   

 c. 1000 residents    (Approx figures)  

c. 1400 residents   (Census figures)  

c. 2000 residents  (Census figures)   

c. 50 vehicles registered 

c. 990 vehicles.  

c. 1500 vehicles 
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porch which is giving concern; a need for 

upgraded electrics, heating and drains; and the 

gent’s toilet needs renovating completely, 

whilst the ladies is only in a marginally better 

condition.  

 

3.13 Between April 2009 and December 2017 over 

£45,000 has been spent on repairs, 

maintenance and renovations. 

 

3.14 Even if a major revamp were undertaken, 

involving upgrading the elements listed above 

and replacing the roof etc., there would still be 

severe limitations on the building as it has no 

disabled toilets, the kitchen is not up to 

present-day catering standards and it has very 

limited storage space, which has an adverse 

impact on some users. 

 

3.15 Provisional estimates which have been 

obtained indicate that to address all of the 

defects and to try and make some 

improvements such as disabled facilities, 

upgraded kitchen and additional storage would cost at least £400,000 

plus VAT at 20% (there is no VAT to pay on new build).  Grants to help 

fund this would be difficult to obtain as there are few available for 

refurbishment.  Furthermore, any extension to the building would have 

to be located to the rear anyway as there is insufficient room at the 

sides due to the constraints of the existing car park, which is not big 

enough. At the same time there would still not be the flexibility of space 

that the community needs, in that multiple activities could not easily 

take place. 

 
3.16 Poor Condition of the External Space 

3.17 Moreover, the outdoor space too has its limitations.  The children’s play 

area is very popular and incredibly well used, but it has not been 

upgraded for fifteen years and its location is extremely unsatisfactory, 

being immediately adjacent to the main road and poorly related to the 

hall car parking area, which can become extremely busy (and 

potentially dangerous) at times. The car park provides parking for the 

shop, parents of pupils attending the Primary School for dropping off 

and picking up, as well as Hall users. It is also used as a parking area 

for walkers. Thus, the current available 26 parking spaces are just not 

enough for all these uses, and almost daily users have to resort to 

parking on the field to the rear of the hall.  In addition, the surface of the 
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existing car parking areas is in poor condition 

and extensive (and expensive) resurfacing will 

be required in the near future. 

 

3.18 The tennis court also is well used, for football 

and riding bikes for example, although rarely 

for tennis, but the surface is substandard, the 

fencing is constantly requiring running repairs 

and the floodlighting needs replacing. 

 
3.19 Bradfield Parish Plan 

3.20 A Parish Plan for Bradfield was produced in 

November 2008 by a local community group, 

supported by the Parish Council.     

 

3.21 As part of the early stages of the preparation of 

the plan questionnaires were sent out to 

households throughout the parish and more 

than 75% of all households responded.  

Similarly approximately 75% of all businesses 

in the parish responded to the questionnaire.     

 

3.22 Of those who responded, an overwhelming 63% supported the 

provision of a new multi-use community centre on the village hall site.     

 

3.23 Respondents suggested that they would like to see an integrated shop 

and post office, a library/computer suite, sports hall and fitness room, 

meeting room and conference facility and support for other facilities 

such as a tea room, licensed bar, new multi-use outdoor all-weather 

court, new playground, large car park, toilets and external access. 

 

3.24 83% of all respondents confirmed they would be prepared to travel to a 

neighboring parish for some services if they were not available locally.     

 
3.25 The action plan which followed on from the surveys and which forms 

the second half of the Parish Plan includes as the first objective/action 

under the heading ‘Facilities and Services’ being to “Provide a new 

multi-use community centre on the existing Bradfield village hall site”. 

 

3.26 Although progress was somewhat slow early on, a preliminary feasibility 

study was commissioned in 2012 by the Village Hall Trustees to look at 

what the basic requirements would be, should a new hall be 

constructed and the outdoor facilities upgraded.  A key requirement was 

that the current hall should remain open until the construction of the 

new building was complete (estimated to be approximately 12-15 
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months) in order to avoid displacing the many 

current users (which would in turn result in 

significant loss of income for the hall).  This is 

critical to the success of the proposals as the 

loss of potential income from having to close 

the Village Hall for 1-1 ½ years would seriously 

affect the viability of the proposals. 

 
 

3.27 Bradfield Village Hall Trustees Resolution  

3.28 The Trustees formally resolved (initially in 

September 2010, and again in January 2013), 

that the scale and substantial costs that would 

be involved in seeking to address the above 

issues by extensions, improvements, tweaks 

etc. to the existing hall and external areas 

would not provide an effective, value for 

money solution, for meeting current and future 

demands, and therefore a new hall and 

upgraded external areas would be required. 
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4 Site Description & Planning 
History 

 
4.1 Site Description  

4.2 Bradfield Village Hall sits within a larger site of 

approximately 1.7 hectares in total comprising 

the hall / play area and MUGA and open space 

to the rear.  The current application site 

includes the village hall building itself, part of 

the adjacent open space, the surrounding hard 

surfacing including the car park, the existing 

children’s play area and the existing hard 

surface tennis court (0.688 hectares in total). 

 

 

 

 

 

 

 

 

 

Existing Site Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

     

 

 

      Existing Site - Photographs  
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4.3 Adjacent to the village hall open space lies an 

additional area of land used as formal playing 

pitches.  This site is approximately 2.5 

hectares in area and is owned by Field in Trust 

and overseen by Bradfield Village Hall 

Trustees, with day to day management carried 

out by Bradfield Cricket Club. It is now known 

as the Queen Elizabeth II Playing Fields.   

 

4.4 Both sites were gifted to the community in the 

1940s.   

 

4.5 The Fields in Trust land is used for cricket and 

in the winter part of the outfield is capable of 

being used for football matches.  There is a 

new clubhouse which provides supporting 

functions for the cricket club, including 

showers and additionally provides 

accommodation for keep fit classes.   

 

4.6 The village hall open space is used primarily 

for informal recreational purposes and 

social/leisure facilities, in part because its 

topography makes it unsuitable for formal sports activities.  The original 

Trust Deed relating to the land sale stated that the 1.7 hectare site, 

including the village hall, should be used for:  

 

“.....the purposes of physical and mental training and the recreation and 

social, moral and intellectual development”. 

 

4.7 On rare occasions the local primary school has used the land around 

the village hall for sporting activities including rounders and an annual 

sports day.  This has not happened for over 20 years as the school now 

has its own (flat) playing field. 

 

4.8 The existing village hall is single storey brick-built structure with 

asbestos roof over comprising approximately 240 square metres of floor 

area.   

 

4.9 The building contains a hall (140 square metres), two toilets (12 square 

metres), kitchen (12 square metres), a committee room (34 square 

metres), entrance hall (6 square metres) and storage areas totalling 7.5 

square metres. 

 

4.10 The front elevation of the building has a wood panel in the apex of the 

gable containing an attractive clock, with a concrete canopy 
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underneath, projecting out from a brick 

elevation.  The clock and canopy sit above the 

main entrance doors to the hall.  

 
4.11 The other elevations are brick built with 

windows and painted downpipes. 

 

4.12 The hall is reaching the end of its life in terms 

of the building materials, with an asbestos roof 

and potentially asbestos roof lining, poor 

quality guttering, poor quality concrete canopy 

over the main entrance doors, the need for 

upgraded electrics, heating and drainage, as 

well as renovation of the male and female 

toilets. 

 

4.13 The exterior facilities adjacent to the village 

hall, whilst well used, need upgrading.  The 

children’s play area has not been modified for 

15 years and is located in an area where 

children have to cross the car park to get from 

the playing field/open space to the play area. 

 

4.14 The car park serves the shop, the village hall, the play area and playing 

field, and as a drop off/pick up parking area for the local primary school. 

The surface of the car park is in poor condition and requires resurfacing 

in the near future. 

 

4.15 The surfacing of the tennis court is also sub-standard and the fencing 

around the tennis court requires running repairs as do the flood lights 

located around the perimeter. 

 

4.16 The remainder of the village hall site includes two storage garages 

which are to be demolished, several trees on the boundaries of the site, 

signage, bin stores and an existing hedge and fence running along the 

road frontage. 

 

4.17 The boundary with the properties to the south is depicted by an existing 

close board fence and hedgerow whereas the boundary to the north is 

delineated by a mixture of timber fencing, existing hedgerow and post 

and wire fencing. 

 

 

4.18 Planning History 

4.19 Please refer to planning statement that accompanies this application for 

further details of the planning history. 
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5 Planning Policy 
 

5.1 The full details of the relevant national and 

local planning policies are contained in the 

planning statement that accompanies this 

application.  Reference should be made to that 

statement for further information about detailed 

planning policy matters.  The following is a 

selection of key policies. 

 

5.2 National policy for planning matters is 

contained in the National Planning Policy 

Framework (NPPF) which was fully revised in 

July 2018. 

 
5.3 Paragraph 10 sets out a presumption in favour 

of sustainable development.  This dictates that 

applications for permission must be 

determined in accordance with the 

Development Plan unless material 

considerations indicate otherwise (paragraph 

12).   

 

5.4 It goes on to note at paragraph 11 that the presumption in favour of 

sustainable development means approving development proposals that 

accord with the development plan without delay, and where there are 

no relevant development plan policies, or where the most relevant 

policies are out-of-date, granting permission unless (a) the application 

of policies in the NPPF that protect areas or assets of particular 

importance provides a clear reason for refusing the development 

proposed; or (b) any adverse impacts of doing so would significantly 

and demonstrably outweigh the benefits, when assessed against the 

policies in the NPPF taken as a whole. 

 
5.5 Paragraph 92 addresses the needs of communities in securing quality 

facilities.   

 
5.6 Paragraph 124 of the NPPF explains that good design is a key aspect 

of sustainable development. 

 
5.7 Amongst other things, planning decisions should establish or maintain a 

strong sense of place, using the arrangement of streets, spaces, 

building types and materials to create attractive, welcoming and 

distinctive places to live, work and visit; and it should optimise the 

potential of the site to accommodate and sustain an appropriate amount 

and mix of development (including green and other public space) and 

support local facilities and transport networks. 



Village Hall Site, Bradfield Southend 
Design & Access Statement 

 

 15

5.8 Paragraph 172 addresses the impact of 

development on Areas of Outstanding Natural 

Beauty (AONBs). 

 

5.9 Local Planning Policy of relevance is contained 

in the saved policies of the West Berkshire 

District Local Plan (saved September 2007, 

amended 2012 and 2017), and in the West 

Berkshire Core Strategy (adopted 2012). 

 

5.10 Saved Local Plan Policy TRANS1 explains that 

the transportation needs of new developments 

should be met through the provision of a range 

of facilities associated with different transport 

modes.  It goes on to note that the level of 

parking provision will depend on the availability 

of alternative modes having regard to the 

maximum standards adopted by West 

Berkshire Council.  Standards below the 

maximum level may be applied in more 

accessible locations.   

 

5.11 Core Strategy Area Delivery Plan Policy 5 contains a wide range of 

detailed information concerning the delivery of new development in the 

North Wessex Downs AONB.   

 
5.12 Core Strategy Policy CS14 addresses the most important design 

principles associated with developing in West Berkshire and, amongst 

other things, it urges developers to have regard to opportunities for 

providing a mix of uses, buildings and landscaping on sites and 

ensuring that environments are accessible to all giving priority to 

pedestrian and cycle access.  It also urges developers to make efficient 

use of land whilst respecting the density, character, landscape (i.e the 

AONB) and biodiversity of the area.   

 

5.13 Core Strategy Policy CS15 requires non-residential development to 

meet BREEAM ‘excellent’ rating.   

 
5.14 Core Policy CS18 deals with green infrastructure.  It notes that 

development that results in the loss of green infrastructure, or which 

harms the use or enjoyment by the public of green infrastructure, will 

not be permitted.  Where, exceptionally, it is agreed that an area of 

green infrastructure can be lost, a new one of equal or greater size and 

standard will be required to be provided in an accessible location close 
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by.  Green infrastructure includes outside 

sports and recreation facilities. 

 
5.15 Core Policy CS19 deals with the historic 

environment and landscape character of the 

District.  It explains that in considering 

proposals, particular regard will be given to: a) 

the sensitivity of the area to change; and b) 

ensuring that new development is appropriate 

in terms of location, scale and design in the 

context of the existing settlement form, pattern 

and character.   

 

5.16 The applicants have had regard to the Quality 

Design SPD in designing the new village hall.  

This document has provided invaluable 

guidance on the materials, characteristic styles 

and overall approach to design and further 

details are set out in this design and access 

statement. 

 

5.17 Finally, the applicants have had regard to the 

West Berkshire Planning Control Advice Note 

3 on achieving BREEAM “excellent” rating on non-residential buildings.   
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6 Design Considerations 
 
 

6.1 This section of the design and access 

statement looks in detail at the key design 

considerations that underpin the development 

proposals. 

 

6.2 Dealing with each of them in turn below, the 

following matters are relevant: 

 

• Key characteristics of development 

• Context, constraints and opportunities  

• Design principles and concepts 

 

6.3 Section 7 of the statement considers the 

principles of access and accessibility 

associated with the proposals. 

 

6.4 Key Characteristics of Development 

6.5 The proposed development will provide for the 

following: 

 

• Ground floor hall (160 sq m) 

• Ground floor small hall (64 sq m) 

• Foyer (70 sq m) 

• Ground floor committee room (21 sq m) 

• Ground floor kitchen (26 sq m) 

• Ground floor toilets – (38 sq m) 

• Ground floor storage and plant – (56 sq m) 

• First floor stores – (55 sq m) 

• First floor audio visual room – (8 sq m) 

• A large void over the main hall to first floor level 

• New parking for the site (total 63 spaces including 2 disabled 

spaces)  

• Overflow parking area of 10 spaces to front of site 

• A new multi-use games area (MUGA) (677 sq.m.) 

• Anew under 5’s children’s play area (198 sq.m) 

• A separate children’s play facility at the western end of the multi-

use games area. 

• A newly defined footpath from Southend Road through to the 

open space to the rear 

• Hard and soft landscaping and boundary treatment 

• Lighting with timers and sensors around the village hall as well as 

replacement lighting for the MUGA facility. 
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6.6 Site Context, Constraints and Opportunities 

6.7 Context: Use – the existing site is used as a 

village hall, children’s and youth play facilities 

and open space and parking areas.       

 

6.8 The land use in the surrounding area includes 

formal open space/playing pitches, residential 

development and a primary school.     

 

6.9 The village hall is most closely associated with 

uses in Use Class D1 (non-residential 

institution) although the LPA has previously 

indicated that they consider the mixed nature 

of the use to be a mixed D1 and D2 (assembly 

& leisure) use. 

 

6.10 Context: Scale of Development – the 

surrounding area comprises a mixture of two 

storey buildings to the west, east and south 

(including the village shop and associated 

residential development).  The Queens Head 

public house is a two storey property as are 

the dwellings immediately opposite the 

bungalows on the south side of Southend Road.  Immediately to the 

south of the existing children’s play area is a commercial garage 

(Wigmores Garage) and a garden machinery repair facility (Bradfield 

Garden Machinery), both of which are two storey buildings – Wigmores 

being a particularly tall building 

 

6.11 Context: General Appearance of Site and Locality – The existing 

hall was built in 1951 and therefore being 67 years old is approaching 

the point where it needs modernisation or replacement. Although an 

extension was added to the building in 1984 to provide the current 

kitchen and storeroom, that building itself is 34 years old now.   

 

6.12 The tennis court and children’s play area were added to the site of the 

village hall in the 1970s.   

 

6.13 The surfacing of the car park and the quality of play equipment in the 

children’s play area, the two aspects of the development which are 

most visible from Southend Road are both deteriorating in appearance 

and in need of repair/replacement. 

 

6.14 The surrounding area is a mixture of dwellings of different sizes and 

ages.  Given the central location of the village hall, and the fact that the 
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buildings in the surrounding area have a not-

unattractive character, any new buildings must 

seek to respect and draw upon this character.   

 

6.15 Context: Landscaping – The site is contained 

by a variety of boundary treatments and there 

are a number of semi-mature and mature trees 

on the boundaries of the site.  There is a 

mature low hedgerow in front of the children’s 

playground and a large mature oak tree 

immediately to the east of the existing 

entrance into the village hall car park.  To the 

rear of the village hall the open space is 

bordered by mature trees.    

 

6.16 Constraints: Overshadowing – The central 

positioning of the existing village hall within the 

car park area tends to minimise the existing 

amount of overshadowing that could take 

place at present.  Furthermore, the nearest 

buildings to the existing village hall are the 

village shop and associated development 

immediately to the south of the village hall, as 

well as the dwellings on New Way, and because of their relative 

position they are consequently unlikely to be affected by the shadows 

created by the new village hall.  

 

6.17 Constraints: Access – The proposal seeks to reuse the existing 

access to the village hall.   The Highway Authority response to pre-

application consultations confirmed that “Sight lines are currently limited 

with the hedge and the existing relatively narrow footway. Sight lines of 

2.4 x 43 metres should be provided due to the proposed increased 

usage.”  This could be a constraint if it is not possible to achieve these 

dimensions or mitigate the development effects in some other way. 

 

6.18 Constraints: Noise – The existing village hall, being an older building, 

is relatively poorly insulated from an acoustic point of view.  There are 

therefore opportunities to improve this through any new building that 

may be constructed. 

 

6.19 The surrounding areas are typical of a residential environment and 

although there are some commercial activities in close proximity to the 

site, they are unlikely to give rise to noise constraints affecting the 

potential to develop the application site in the way proposed.        
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6.20 Constraints: Landscaping – The existing 

vegetation and specifically the mature trees on 

site have the potential to constrain the layout 

and, as a result, it is proposed to remove three 

trees from the site in order to facilitate the 

development.  In particular the key trees that 

will need to be removed are trees T5 (currently 

located in the open space to the north of the 

village hall) which is within the proposed new 

MUGA and T22 (the oak tree adjacent to the 

exiting village hall access) which has been 

examined and recommended for removal on 

safety grounds anyway.   Other trees on the 

perimeter of the site are proposed to be 

retained.      

 

6.21 Constraints: Loss of Open Space – This 

again presents a potential constraint to the 

development of the site since the success of 

the proposal is dependent upon incorporating 

some of the existing open space at the rear of 

the existing village hall within the development 

site to enable a larger village hall, car park, 

new MUGA to be provided, together with the relocation of the children’s 

play area to a safer location. 

 

6.22 Opportunities: Use -  Given that the existing use of the facility is most 

closely aligned to a Use Class D1 (non-residential institution) use or a 

mixed D1 / D2 use, the proposed use of the majority of the site is likely 

to be similar to the existing use and will therefore not give rise to land 

use considerations. 

 

6.23 Opportunities: Design and Materials - Whilst characterful, the 

existing village hall is in a poor state of repair and is increasingly at risk 

of long-term interruption and, eventually, closure due to the increasing 

repair and maintenance costs. 

 

6.24 Similarly the state of the children’s play area and the existing tennis 

court both underline the point that there are opportunities to improve the 

facilities to the benefit of the wider community. 

 

6.25 The new community facilities will be constructed to a standard that 

requires minimal ongoing intervention and upkeep in the future, being 

built to modern standards, requiring low energy inputs and thus 

reducing the operating and maintenance costs of both the proposed 

village hall, the MUGA and play areas, and the car park. 
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6.26 Design Principles 

6.27 The principles behind the design of the 

proposed development are set out in detail in 

the supporting documents which accompany 

this application. 

 

6.28 What those documents demonstrate is that 

great care and attention has been paid to the 

internal and external spaces in and around the 

village hall, their potential to be used by the 

widest possible range of community user 

groups, and the safety and quality of the 

children’s play areas and new MUGA.   

 

6.29 Relationship with Adjacent Properties – the 

key relationship will be the relationship 

between the new community facilities and the 

existing dwellings to the west and east.  

Separation between the car parking and the 

most private parts of the amenity areas for the 

existing dwellings will be key and, where 

appropriate, fencing and other boundary 

treatment is proposed to ensure that noise and light wash impacts do 

not occur.  

 

6.30 Minimising overlooking and loss of privacy are critical to the success of 

the proposed development.  As a consequence the layout has been 

designed to ensure that the existing dwellings to the west and east of 

the application site will retain their privacy through separation and 

intervening vegetation / boundary treatment.   

 

6.31 The section drawing below is taken from a NW / SE line through the 

site: 

 

 

 

 

 

 

Site Section on NW / SE Axis 

 

 

6.32 Amount – The amount of development is as set out in the table below: 
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The New Hall In Comparison to the Existing 

Accommodation Exg. m2  Prop. m2 

Large Hall 140 160  

Small hall 0 64  

Committee room and office  34 21  

Foyer & circulation 6 70 

Kitchens  12 26  

Toilets 12 38  

Ground Floor Storage and 

Plant 

12 56  

1st floor storage over small 

hall and AV room 

0 63 

Total Floorspace 246 550 

 

  

 

 

 

 

 

 

 External Facilities  

Facility Exg. m2  Prop. m2 

Children’s Play area - redeveloped with new 

equipment. 

870sq m Approx. 700 

sq m 

Multi-Use Games Area (MUGA) with fencing and 

lighting 

605 sq m 677 sq m 

 

6.33 The brief provided by the applicants to the project architects included a 

number of requirements: 

• An energy efficient building 

• Main hall for 150 people 

• Small hall with kitchenette 

• Small committee/meeting room 

• Kitchen 

• Toilets, including an externally accessed WC 

• Entrance Lobby/Foyer 

• External stores 

• New children’s play area 

• New MUGA 

• Increased parking 
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6.34 Use – As noted above, the existing and 

proposed use of the site is most closely 

associated with Use Class D1 (non-residential 

institution) although it has been determined by 

the LPA to be a mixed D1 / D2 use. 

 
6.35 As the result of an initial feasibility study 

commissioned in 2012 by the Village Hall 

Trustees, a decision was taken to ensure that 

the current hall should remain open until the 

construction of the new building was 

completed (estimated to be a period of 

between 12-15 months) in order not to 

displace the current users of the village hall, 

many of whom would find it difficult to find 

alternative accommodation. Furthermore, 

closure would reduce the potential income 

from the hiring of the hall during that period. 

 

6.36 Interviews were held with all main users of the 

existing village hall to seek information on their 

requirements and this led to a set of key 

principles: 

 

• There should be two halls 

• One hall should potentially big enough for a badminton court and 

able to accommodate social events like plays and music concerts 

• There should be disabled toilets 

• There should be good amount of storage 

• There should be an up-to-date catering kitchen 

• Maximum use of the space above the foyer/kitchen/toilet area could 

be gained at minimum cost by installing a stairway and floor 

boarding. It could also be used for storing equipment such as staging 

together with parish council and village shop archive storage.   

 

6.37 Scale – The scale of the proposed development will be a part single 

storey, part two storey hall.  The eaves and ridge height of the village 

hall will be 2.3 metres and 5.4 metres for the single storey part and 3.3 

metres and 10 metres for the two storey part. 

 

6.38 The analysis of the surrounding area has influenced the proposed 

building height and it is considered to be comparable to the height of 

the buildings beyond the site to the west and south.   

 

6.39 Appearance – The site will be landscaped to soften the setting of the 

village hall building, MUGA and car parking area.  Hedging will be 
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placed strategically on the edges of the car 

parking area to the east of the village hall. 

 
6.40 The external appearance of the new hall will 

be brick (Ibstock Grainger and Teak) and 

Trespa Meteon Milano Grigio with Marley 

Etemit Classic plain roof tile, Velux 

conservation roof lights and aluminum 

guttering and downpipes.   

 

6.41 The two storey part of the proposed village hall 

will be brick and part cladding. 

 

6.42 The elevational treatment of the building is 

shown in the elevation drawings below: 
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7 Access Considerations 
 

7.1 Access – pre-application discussions with the 

Highway Authority in January 2015 (see 

Appendix A) recommended that the re-use of 

the existing village hall entrance would require 

modest improvement to sight lines at the access 

to 2.4 x 43 metres due to the proposed increase 

in usage. This recommendation has been 

adopted. 

 

7.2 Sustainable Travel – The application site is 

centrally located in the village, in close proximity 

to the nearest bus stops which are located just 

to the east of the application site adjacent to the 

Queens Head public house.   

 

7.3 The nearest bus stops are served by the 41 and 

44 services (see Appendix B for timetable) 

which provide 2-4 services each day, Monday to 

Friday.  The bus also turns around within the 

application site, approximately twice a day at 

present. 

 
7.4 Accessibility – The scheme has been designed to provide level access 

through the entire site in order to make the community facilities as 

attractive as possible to the widest possible range of users. 

 
7.5 The Highway Authority has indicated it may seek a wider 1.5 metre 

footway along part of the site frontage.  This is indicated on the site 

layout plans that accompanies this application. 

 

7.6 Accessibility from the site is excellent with the site being located in close 

proximity to a range of facilities in the area including the village shop, the 

church, the Queens Head public house, Bradfield Primary School and 

other services and facilities within the village. 

 

7.7 Vehicle Parking – The proposed car park will accommodate 63 parking 

spaces (including 8 spaces for the Post Office).  The Highway Authority 

has indicated in it response of 6th January 2015 that the capacity of the 

proposed car park (59 spaces at the time) should be acceptable having 

regard to the increased size of the village hall and improvements to the 

other facilities.  A larger provision of spaces should also therefore be 

acceptable. 
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7.8 Cycle Parking – There is an allowance of 12 

bicycle parking racks under the eaves of the 

building, adjacent to the front entrance of the 

village hall. 

 

7.9 Refuse Collection and Delivery – Refuse 

collection is to remain as existing, adjacent to 

the village stores. 

 

7.10 Emergency Vehicle Access – Access for 

emergency vehicles will be as existing, i.e. off 

Southend Road.  The level of accessibility for 

emergency vehicles will not change as a result 

of the proposals, including access through the 

site to the open space beyond. 
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8 Pre-Application Consultations 
 

8.1 As noted above the applicants have, through the 

architects JBKS Limited, undertaken pre-

application consultations with the planning 

authority, the highway authority and Sport 

England.  These consultations have taken place 

during 2014 and 2015.  In addition to the 

consultations with the statutory bodies, the 

Trustees have undertaken fairly continuous 

public consultation from 2010 onwards.  The key 

stages can be summarised as follows: 

 

• Discussions with user groups and local 

people – 2010 

• Feasibility study – 2012 

• Engagement with the local community – 

2012 

• Further discussions with user groups and 

local people – 2013 

• On-going community consultation by JBKS 

Ltd following their appointment in 2014 

• Pre-application enquiry with West Berkshire Council – Sept 2014 

• Pre-application consultation with West Berkshire Highway 

Development Control – January 2015 

• Consultation with Sport England – March 2015 and September 2015 

 

8.2 Full details of the statutory consultee responses are contained at 

Appendix A to this statement.   

 

8.3 A Community Engagement Document, submitted separately, sets out the 

processes the applicants undertook to ensure that the local community 

were aware of the evolving proposals and encouraged public 

participation.  

 

8.4 The key issues that were raised by each of the consultees are set out 

below. 

 

8.5 Planning Authority:  

 

• Full justification for the loss of green infrastructure must be provided 

with the application including a comparison of the existing and 

proposed recreational and sporting activities which take place on site. 

• The playground should be replaced with an equal sized play area with 

equivalent or higher standard equipment. 
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• Sport England should be consulted on the 

loss of open space. 

• The building line should be compatible with 

that of the nearest development including 

Bird Rock to the east. 

• Keeping part of the new village hall at single 

storey would be of benefit, together with a 

high quality design, in order to improve the 

appearance of the site. 

• Taking design cues from the adjacent Post 

Office/General Stores will be of benefit. 

• The successful integration of the car park will 

depend on the proposed materials and 

landscaping. 

• The general layout would appear to be 

appropriate. However the overall impact 

cannot be properly assessed until full details 

are received. 

• A tree survey, tree constraint plan and 

protected fencing details will be required to 

accompany the application. 

• Accessibility to the disabled toilets looks complicated and may need to 

be revisited. The neighbours affected would be those at Bird Rock and 

properties in New Way.  The village hall would be sited closer to the 

properties in New Way when compared to the existing location.  The 

layout plan suggests that 21 metres can be maintained between the 

hall and properties, which is in line with the Council’s Supplementary 

Planning Document on Quality Design for the minimum distance 

between new dwellings.   

• A buffer zone together with appropriate landscaping and boundary 

treatment will be required around the edge of the proposed car park to 

protect Bird Rock and Iburg. 

• Further details on the proposed hours of use of the proposed village 

hall and tennis courts should be provided with the application 

• Boundary treatment could be used in reducing noise pollution and the 

introduction of different lighting which minimises the impact of glare 

and spillage will be of benefit to both neighbouring amenity and to the 

character of the AONB. 

• The village hall will need to be constructed to BREEAM excellent 

standard. 

• Contributions will be required to mitigate the impact of the 

development either through Section 106 or through the Community 

Infrastructure Levy. 
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• Community engagement should be 

undertaken before the application is 

submitted. 

 

8.6 Highway Authority: 

 

• The increased car parking provision should 

be appropriate to accommodate the larger 

village hall and improved facilities. 

• Sight lines for the existing access are 

limited and should be improved to 2.4 x 43 

metres in order to accommodate the 

increased usage of the access to the village 

hall. 

• Contributions towards sustainable travel 

may be required through the Section 106 

process or through the CIL. 

• The Highway Authority may seek a wider 

1.5 metre footway fronting part of the site. 

• The Highway Authority raises no objection 

in principle to the development  

 

 

8.7 Sport England – March 2015: 

 

• Sport England will usually oppose development that will result in a 

loss of a playing field unless it meets one of the five ‘exceptions’.  As 

the proposal results in a significant loss of playing field, Sport 

England is likely to object. 

• Sport England would be likely to consider not objecting to an 

application to extend the existing village hall if the enabling 

development element of the application was removed and the impact 

on the playing field therefore reduced. 

• If the new hall was able to provide changing facilities or was large 

enough to accommodate formal sports courts, then Sport England 

would also be less likely to object. 

 

8.8 Sport England – September 2015: 

 

• Without changing rooms or sufficient space for court markings, Sport 

England does not consider the proposed village hall to be a fit for 

purpose sports facility, albeit they accept that it may be used for 

informal sports purposes. 

• Sport England continue to recommend the removal of the enabling 

development from the scheme and to provide a fit-for-purpose hall 
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as part of the development to compensate 

for the loss of playing field. 

• Sport England does not consider the 

proposal to meet any of the exceptions. 

 

8.9 A Sport & Leisure Document indicating the 

existing and proposed sporting and recreation 

facilities and responses to Sport England’s 

objections has been submitted separately in 

support of this application. 

 

8.10 Furthermore, as the Planning Statement 

indicates, the position of Sport England has now 

shifted to one of conditional withdrawal of their 

objections (see latest response below). 

 

8.11 Scheme Revisions 

 
8.12 Revisions to the scheme have been made 

during its development after careful 

consideration of all responses, including those 

given during the public participation stage, 

officers’ comments during the last applications in 

2017 and the refusal reasons from the 2017 application, to develop these 

submission proposals.  A report prepared detailing the community 

engagement throughout the process of developing these proposals has 

been submitted as a separate document in support of this application.  

 
8.13 Sport England have commented on the current proposals in an email 

dated 27th August 2018, indicating that  

 
“Sport England is unlikely to object to the revised plans, provided that the 

design of the facilities meets Sport England’s design guidance.   The 

proposals previously submitted for the hall and revised (following our 

comments) were accepted by us as impact on the playing field is limited 

and the new hall and MUGA will provide new sports facilities for the 

village.  

 

The proposed site plans appear to reflect what was agreed previously.   I 

have not checked the dimensions of the outdoor court but these should 

be in line with the guidance set out in Artificial Surfaces for Outdoor 

Sports.  The court/MUGA should also be floodlit and the location of the 

lighting should be shown on the plans”.    
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9 Conclusions 
 

9.1 The application proposals accord with policy 

contained in the NPPF and in particular the 

policy statements concerning protection of the 

landscape, good design, the need for planning 

decisions to plan positively for the provision of 

community facilities. 

 

9.2 The scheme is considered to accord with the 

saved policies of the West Berkshire Local Plan, 

the policies in the West Berkshire Core Strategy 

(2012) and the guidance contained in approved 

SPDs.  

 

9.3 This scheme has been demonstrated to be a 

carefully developed response to a potentially 

constrained site where the objectives of 

delivering a larger hall, a relocated play area 

and a new Multi Use Games Area have been 

achieved. 

 

9.4 In weighing the merits of the proposal (which are many but which are 

centred upon the benefits of the new hall and associated facilities to the 

wider community) any harm that may arise, is heavily outweighed by the 

public benefit arising from the proposals. 
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APPENDIX A 

 

Statutory Consultee Feedback 
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APPENDIX B 

Bus Timetable and Map 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Village Hall Site, Bradfield Southend 
Design & Access Statement 

 

 41

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Village Hall Site, Bradfield Southend 
Design & Access Statement 

 

   

 
42

 

 

 

 


