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1 INTRODUCTION

1.1

Application Description

This Design and Access statement accompanies an application for:
A new student accommodation block consisting of a terraced row of 3 no. two-storey townhouses
containing 6no student beds each along with communal living space.
This document and application should be viewed in conjunction with the S73 application to
vary the approved application FUL/2017/0578 ‘Refurbishment, part demolition, alteration and
extension of former nurses accommodation and outpatients clinic and erection of a 5 storey
free-standing building to provide 322 bed spaces of student accommodation within cluster flats/
studios with associated communal space, free-standing A3 unit (cafe/restaurant), related works
and infrastructure’.

1.3

Methodology

This statement appraises the site and surrounding context. It is intended to
demonstrate how the proposals have evolved from a series of design analyses,
consultations and decisions to ensure that the design principles, objectives and
access arrangements of the proposals are responsive, appropriate and distinctive
within the site context.
Under each element of the scheme an appraisal is carried out and current best
practice and design options are considered.

The role of the report is to:

This application seeks to replace the ‘free-standing A3 unit (cafe/restaurant)’ within the application
FUL/2017/0578 with the erection of a 2 storey terraced row of free-standing townhouses which
will provide 18 no. bed spaces overall.

- To guide and shape the future reuse and redevelopment of the former Coventry
and Warwickshire hospital site;

1.2

- To establish the parameters and principles for new development;

Scope of the Document

DLA Architecture have been instructed to provide the architectural and landscape design input
in support of the application on behalf of Kier Property Developments.
The purpose of this statement is to describe the evolving design process and key design and
development principles leading to the preferred scheme for the application site. The scheme
design will be described in detail in section 3.0 “The Design” of this document.
This statement has been produced in accordance with the latest national guidance on good
quality, sustainable design and preparing Design and Access Statements, including: ‘Design
and Access Statements: how to write, read and use them’ (CABE, 2006 Revised Ed. 2007).

- To identify the development opportunities and constraints within the context &
constraints of the historic former hospital site.

- To act as a material consideration in assessing the redevelopment of the site and
the new pavilion building within the curtilage of the Grade II listed former nurses
accommodation and former outpatients building.
- To create a sustainable and high quality development that is appropriate to its
context and that preserves and enhances the character and appearance of the
existing former hospital buildings.

Note - The ‘Cafe Pavilion’ building within the previous planning approval will be
referred to as Block D or ‘The Townhouses’ for the purpose of this report.
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2 APPRAISING THE CONTEXT
2.1

Site Location and Context

The site is known as Former Coventry & Warwickshire Hospital Site, Stoney Stanton Road. The
Ordnance Survey grid reference is 427490, 516600.
The application site is located on Stoney Stanton Road, adjacent to the inner ring road and within
Distinctive Area 11 of the Coventry Unitary Plan.
The application site and existing buildings formed part of the Coventry & Warwickshire Hospital,
namely the former Nurses Home and the Outpatients Clinic; both buildings have been vacant
since the relocation of the hospital.
The site is clearly visible from Stoney Stanton Road and the ring road and the existing buildings
contributes significantly to the streetscape; in particular the pointed roof of the former Outpatients
Clinic and the original range of the Nurses Home.
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The existing buildings along Stoney Stanton Road are dominated by recent substantial
redevelopment of other parts of the former hospital to the north and east of the site. The site is
also adjacent to the Grade II listed Church of St Marks.
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The development of the site to form the Coventry and Warwickshire Hospital began in 1864.
The hospital opened in 1867 and a children’s ward was added in 1874. The Nurses’ Home and the
Outpatients Clinic began construction in 1906 and opened in 1909. Other buildings were added
in the years before the First World War. The other three ranges of the Nurses Home and the
northern extension of the west block were added after 1925.

Eden
School

During the Coventry air raids in 1940 and 1941 many of the hospital blocks were destroyed. The
Outpatients’ Clinic and Nurses’ Home are all that now survive of the hospital. The Nurses Home
was badly damaged and the eastern wing lost the central section of its roof, which is now flat.
Following the nationalisation of the health service various other buildings have been erected
between the two listed buildings, and have since been demolished. Two prefabricated timberclad huts and two brick annexes still exist around the former Outpatients Building.

Coventry
College
Site
Swanswell
Park

The site contains two remaining Grade II Listed Buildings (both under one List entry). These
buildings consist of the former outpatient’s clinic built in 1906 (located within the south-west
part of the site), and a former Nurses Home opened in 1909 (located within the north-east part of
the site). The Outpatients building is distinctive due to its steeply pitched octagonal pitched roof
with tall lantern windows. The Former Nurses Home is an example of ‘Tudorbethan’ architecture
with French medieval style within the gables.

Ring Road

The site is currently vacant, with hardstanding within the central area of the site and areas of
scattered grassland and shrubs around the perimeter of the site. sloping from North-west to
South-east towards the Swanswell Park. There are 8 mature trees along the south-western
boundary with amenity grassland.
City
Centre

Site Location Plan
4

2.3

Site Constraints and Opportunities

The site has a series of constraints and opportunities described
below.

Ground Conditions and Geology

Acoustics

During the ground investigation carried out by 3E Consulting
Engineers no groundwater was encountered.

Topography

During preliminary groundwater monitoring visit, standing
groundwater was recorded at 0.48m in WS1, however, this is
considered to be perched water within the impermeable strata.
The remaining wells were noted to be dry.

An environmental noise assessment has been carried out for a
proposed residential development at land off Stoney Stanton
Road, Coventry by RPS Group. An assessment has shown
that suitable internal noise levels within habitable rooms can
be achieved by specifying appropriate glazing and ventilation
systems.

The site was observed to gradually rise in level from east to
west. The total difference in elevation was estimated to be in
the order of 1.50m to 2.50m.

Flooding
The application site is shown as clear on the Environment
Agency Flood Zone map and is therefore Zone 1: Low Probability
- Land having a less than 1 in 1,000 annual probability of river
or sea flooding.

Ground conditions generally comprise hardstanding or
reworked topsoil overlying made ground to depths between
0.16m and 1.80m bgl, however, the made ground was on
average 0.75m thick. The made ground soils generally
comprised reworked topsoil with anthropogenic materials
(demolition rubble). Underlying these materials were residual
soils (completely weathered rock) comprising firm to stiff red/
brown sandy gravelly clay associated with the underlying Marl
bedrock. The residual soils were generally encountered to
depths of between 1.10m and 2.5m.

Site Contamination
Information obtained during the desk study carried out by 3E
Consulting Engineers indicated a low risk of contamination. No
physical evidence of contamination was encountered during
the intrusive works, however, the results of the laboratory
chemical analysis indicate the presence of PAH compounds
in the made ground and reworked topsoil, which exceed the
generic assessment criteria for human health.
Given the results of the investigation laboratory analysis,
the risk to the wider environment is considered to be low to
negligible.
The potential sources of contamination are heavy metals in the
made ground soils,
Polyaromatic Hydrocarbons in the potential ashy soils,
asbestos in any demolition rubble and within the fabric of
existing buildings on the site.

Air quality and Dust
A dispersion modelling assessment was undertaken by
Redmore Environmental, this report indicated that predicted
pollution levels for the proposed development would be above
the relevant air quality standards at a number of locations across
the development. Consultation with the Environmental Health
Officer at Coventry City Council also highlighted concerns
regarding potential exposure of future residents to air quality.
Suitable mitigation in the form of mechanical ventilation has
been specified to ensure residents are not exposed to poor air
quality.

Specific consideration has been given to the new school to the
north west of the proposed development.

Ecology
The majority of the site is occupied by four main habitats –
buildings, hard standing [with hardy colonizers], tall ruderal
and amenity grassland. Other less abundant habitats were also
identified, including introduced shrub, scattered trees and a
tree belt with a tall ruderal understorey.
In order for local wildlife to remain unaffected by the proposed
works, a series of recommendations have been made by the
ecology consultant Evolution Ecology Ltd. Please refer to
consultant report for further detail.

Based on the assessment results the air quality issues are not
considered a constraint to the development subject to the
inclusion of the specified mitigation.
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2 APPRAISING THE CONTEXT
2.4

Site Assessment

The wider site is the subject of a separate S73 application. This
application relates to the former Cafe Pavilion (now known as
Block D Pavilion Townhouses). The proposed townhouses
follow a similar building footprint line, elevational treatment
and height (overall approx 1.5m higher) to the previously
consented Cafe Pavilion.
Other minor amendments have been made to the previously
approved planning application (FUL/2017/0578) as part of the
separate S73 application. The amendments directly affecting
the proposed townhouses as detailed below:-

1

2

Proposed townhouses (subject of this application).

Landscape updated to omit retaining walls, ramps and
central raised box planters. Central grassed area and
boules pitch added to create an open plan amenity space
increasing the visual connection and activity between the
2no existing and 2no proposed buildings.

3 Substation to serve the overall development.
4 The proposed townhouses are served by a central
plantroom within the existing Nurses Home (as part of
the S73 application).

5 Refuse store location shown.
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2.5

Social Assessment and Economic Characteristics

The primary purpose of the proposed redevelopment is
to establish a viable re-use for the site and one which is
complementary to its important heritage assets.
The scheme will also bring the currently vacant former Nurses
Home and Outpatients Building both of which are in need of
refurbishment due to vandalism. Securing viable reuses for
the existing listed buildings and the site as a whole is key to
retaining the key heritage assets and for the sites contribution
to the wider Swanswell area.
The development proposals will seek to reinstate the important
communal value of the site through residential (student) use
within close proximity to the university.
The activation of the site and the proposed townhouses
creates a continuous defensible streetscape which defines a
new private courtyard and amenity space for the students and
will reduce anti-social behaviour in the area.

2.6

Planning Policy

Refer to separate Planning Statement accompanying this
application by Quod Planning.

3
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Site Layout Plan
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3 THE DESIGN
3.1

Introduction

The smaller pavilion location of the townhouses offers an ideal
location for a smaller series of dwellings which showcase the
architectural quality of the development. The design is aimed
at mature students who desire a more intimate townhouse
feel. The position of the townhouses creates a more secure
private square within the site.
The stepped form works naturally with the slope of the site
and reducing the amount of excavation required as well as the
need for retaining walls within the courtyard.
The design follows a similar form to the new extensions to
the Former Outpatients Clinic (Block B) and the new-build
Central Building (Block C). The distinct bays of red brickwork
with tall generous glazing are framed by inset feature panels
and masonry which retains the low-lying proportion of the
previously approved cafe pavilion building.

Front Elevation from Stoney Stanton Road
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Block D Section

3.2

Urban Framework

The height of the townhouses is designed so as not to
dominate the adjacent former nurses home (Block A) and
former Outpatients Clinic (Block B). The townhouses will
form a noticeable component along the streetscape, while
still maintaining key views into the site towards the two listed
buildings from the Stoney Stanton Road.
This reflects the advice contained in paragraph 126-141 of the
NPPF, and the requirement, where appropriate to conserve
the historic environment.

Block D Ground Floor Plan

Existing Consented Height

Perspective from Stoney Stanton Road
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3 THE DESIGN
3.3

Use

The proposed use for the townhouses is purpose built student
accommodation designed as cluster flats/dwellings.
3.4

Amount

A new student accommodation block consisting of a terraced
row of 3 no. two-storey townhouses which will provide 18 no.
bed spaces.

3.5

Layout and Scale

The layout for the townhouses replaces the site area of the
previously approved ‘cafe pavilion’ and infils the corner
previously allocated as seating to create a symmetrical
rectangular plan.
The townhouses are orientated on the same site axis as the
New Central Building (Block C), with the aspect of the rooms
either facing Stoney Stanton Road or the private internal
courtyard.
Each townhouse has an approximate GIA of 75m2 and arranged
around a central stair with half-landings to access the cluster
bedrooms and the kitchen/ living space. The cluster bedrooms
are typically sized at a minimum of 13m2. The cluster bedrooms
are served by a kitchen/ living room on the first floor.
The scale of the proposed building principally reflects the
original approval, with an approximate increase of 1.5m in height.
The massing allows for the townhouses to still be viewed as a
low-lying pavilion style building in the architectural character
of the original planning approval, as well as the adjacent newbuild development on the site.
For further detail on the scale, layout and context within the
site please refer to proposed drawings for Block D.

Site Layout Plan
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3.6

Appearance

3.7

Masonry

Window & Doors

The primary elevation material is red brickwork. The elevations
to Stoney Stanton Road and the internal courtyard will be
framed with a projecting brick
header detail formed from
1
2
red brickwork. The brickwork detail panels shown above the
dwelling entrance doors will also be formed from projecting
brick headers. A brick soldier course detail will run at first floor
level.

Entrance doors will have a vertical vision panel. Windows and
juliet balcony doors will be a uPVC aluminium lookalike in
grey. The juliet balcony3 guarding will be a coloured grey
metal
4
balustrade with vertical metal spindles. Inset panels within
window reveal will be formed from a feature metal panel.
Roofing
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4 ENVIRONMENTAL CREDENTIALS

4.1

Introduction

Holistic, sustainable design is at the heart of the design philosophy.

Passive Measures

The client brief requires a BREEAM Very Good rating based upon New Construction 2014. Preassessment has indicated that the building proposals will achieve this standard.

Improved air tightness, natural day-lighting, a well-insulated envelope and the promotion of
natural ventilation.

4.2

Sustainable Design Solutions

Active Measures
Efficient plant, efficient controls, heat recovery and a sustainable urban drainage strategy (SUDS).

Key items for inclusion below:
Our Sustainability strategy aims to:
•

Accommodate a changing world – climate, social demands, natural resources and inclusive
for all,

•

Provide an holistic, multi-disciplinary team approach,

•

Provide simple solutions that have a natural longevity – improve environmental performance,

•

Minimise environmental impact throughout the buildings life cycle (life cycle assessment),

•

Create spaces that promote a sense of well-being,

•

Think global - act local – a collaborative approach,

•

A sustainable design that will be ultimately flexible and adaptable,

•

Promote community relations and the well-being of colleagues,

•

Deliver a BREEAM accredited development,

•

Deliver a quality landscaped setting for the proposals.

Renewable Measures
This design process will reduce the developments carbon footprint and lower running costs. The
proposals are pragmatic and affordable and therefore deliverable.
The scheme will contain approximately PV panels which will supply renewable energy to the
development. The area of PV has been revised from the previous planning approval in line with
M&E Consultant comments to achieve BREEAM rating.

4.3

Building Materials

During this detailed design period, in the selection and use of all building materials, it will be
important to consider their impact on emissions associated with extraction, manufacturing
process, transport and the potential to reuse or recycle.
Our strategy will aim to minimise environmental impact, sourcing from suppliers with an
environmental management system in place and all timber will be FSC certified. Where
appropriate we will specify either A or A+ rated materials as defined in BRE Global’s Green Guide
to Specification.
We will endeavour to minimise transport to site, all internal finishes will be specified with low
levels of volatile organics and we will consider favourably materials with a high recycled content.
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5 ACCESS
5.1

Introduction

The student accommodation will be provided primarily for students attending Coventry
University.
The development will have a secure gated access system using key cards given to students on
their arrival. The development will be managed by a Student Operator/Provider.
Statutory legislation requires designers to consider any existing and potential barriers to
accessibility within application sites and their surroundings. This task’s those involved in the
development and management of the environment to remove these barriers and avoid creating
additional barriers in order to achieve a welcoming, accessible, convenient and accommodating
environment for all. These design principles extend to the public realm, public transport
infrastructure and design of individual buildings. At the earliest possible stage of the design
process, proposals should analyse and respond to existing transport patterns to and within
a development. Access should not, however, simply be considered in relation to their twodimensional layout; signage, lighting, visual contrast and materials should be user friendly for
everyone also. Any proposals should acknowledge difference and offer choice and flexibility to
create robust buildings which are enjoyable for everyone to use.
The building has been designed to be accessible by all potential users, wherever possible. The
design has taken into consideration people of different age groups, genders, ethnicity and
stamina/fitness levels.
The accessibility of the development by all modes of transport is summarised in the following
sections.
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5.2

Vehicular Access

As agreed with Coventry City Council (CCC), the development will be car-free, and will therefore
not provide any car parking spaces for students, or for staff and visitors. The site will be accessible
via vehicle for refuse collection and cleaning and maintenance from the entrances adjacent to
the former nurses home, also referred to as Block A.
There are on-street parking spaces within the vicinity of the site. There is a 24-hour car park
approximately 600 metres from the site. However, given the costs for this.

5.3

Pedestrian and Cycle Access

Pedestrian access will be via Stoney Stanton Road through a single pedestrian access gate
adjacent to the former outpatients clinic (Block B). Secure, covered cycle parking will be
provided on-site, in accordance with CCC’s parking standards – which require one space per
two residents and one space per 20 residents for visitors. Based on 344 student beds, this
equates to a minimum of 172 cycle parking spaces. The cycle parking will be contained on site
underneath the extension to the former nursing home building in the north-eastern corner of the
site. Cyclists will therefore be able to access the cycle storage area through the site. Cyclists will
be able to secure their bikes using a fob entry, and lock their bicycles safely before entering the
accommodation blocks.

5.4

Public Transport

Example Letter

Coventry train station is located 1.7 km to the south of the site, within walking and cycling distance,
and is also served by a number of bus services. From the station, Virgin Trains run seven trains an
hour into Birmingham and five an hour into London. Many other routes are available and can be
found at www.nationalrail.co.uk. Secure, sheltered cycle parking is available at the station.
5.5

Summary

The site is accessible by all modes of transport, and is therefore suitable for student accommodation.
There are excellent opportunities for pedestrian and cycle travel to and from the site, with the
university and all of the city centre facilities within walking and cycling distance and appropriate
infrastructure provided along the desire lines. There are also excellent opportunities for bus
travel via the bus stops on Stoney Stanton Road and Foleshill Road, including a bus service
direct to the university running four times per hour.
Overall, the proposed development would accord with the aims of the NPPF. The opportunities
for sustainable travel would provide safe and suitable access for all people, and the development
would not result in severe impacts. Therefore it would be unreasonable to prevent the development
on transport grounds.
5.6 Secured By Design
Improved safety and overlooking are an important requirement of the design proposals. The
proposed student accommodation has been located around the perimeter of the site to maximise
passive surveillance. Gable ends are designed to include windows to increase passive surveillance
by utilising natural observation.
As well as the occupants, pedestrians and passing cyclists, it is possible to create an environment
which has a deterrent effect upon antisocial and criminal behaviour.
An entrance gateway will be created on the main pedestrian approach to the site from SStoney
Stanton Road.
The creation of a gateway into the development acts as a visual boundary which is unlikely to be
crossed by a potential intruder.
The proposed scheme will be linked to the CCTV monitoring station within the existing former
Outpatients Building - main reception area.
The site boundary treatment to be 2.0m high .
An example of PALO advice on another student accommodation scheme is provided opposite.
All of these points will be incorporated into the scheme.
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