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1.0 Background 
 
1.01 This Design and Access Statement is prepared by Architects, Damson 

Consultancy Ltd on behalf of the Applicants, Castles and Coasts Housing 
Association. 

 
1.02 This Design and Access Statement is in compliance with the requirements of 

The Town and Country Planning (Development Management Procedure) 
(England) (Amendment) Order 2013 and in accordance with guidance 
published by CABE. 

 
1.03 The design and access statement shall: 
 
 (a)  explain the design principles and concepts that have been applied to 

the development; 
 (b)  demonstrate the steps taken to appraise the context of the 

development and how the design of the development takes that context into 
account; 

 (c)  explain the policy adopted as to access, and how policies relating to 
access in relevant local development documents have been taken into 
account; 

 (d)  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; and 

 (e)  explain how any specific issues which might affect access to the 
development have been addressed. 

 
1.04 The Planning Application is submitted by Castles and Coasts Housing 

Association to achieve further affordable housing for Staveley. 
 
1.05 The proposals involve the construction of 25 new dwellings to extend the 

recently completed Crookfield housing development to further meet 
identified local housing needs. 

 
1.06 The site is located to the east of the Phase 1 and 2 Crookfield development 

constructed by Russell Armer Homes for Castles and Coasts Housing 
Association. 

 
1.07 The area of the application site is 1.88Ha although the red line application 

area includes land to the west to create a public footpath to Crook Road, and 
to the east to connect to the watercourse, Stock Beck for the controlled 
discharge of surface water. 

 
1.08 The proposed site is presently a greenfield site comprising agricultural grazing 

land. The majority of the site is allocated for housing in the National Park Local 
Plan (site ref ST02H) and the forthcoming adopted local plan. 

 
1.09 Pre-application consultations have been conducted with the Lake District 

National Park Planning Authority and Staveley Parish Council as well as local 
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public consultation via a public parish council meeting and online consultation 
survey. 

 
1.10 Castles and Coasts have also been in discussion with Staveley Parish Council 

about Crook Road improvements and a scoping study for a crossing on Kendal 
Road. These discussions are outside the scope of this Application; however 
Castles and Coasts acknowledge the wider issues present in the village and 
are committed to assist the Parish Council with wider developments in the 
village where possible. Castles and Coasts have agreed with the Parish Council 
to fund and deliver the Crook Road safety improvement project as proposed 
by the Parish Council and expect the works to be completed alongside the 
phase 3 Crookfield development, subject to satisfactory planning approval 
being granted. At the time of the application, discussions continue regarding 
the potential options for a more formal crossing point opposite Caldrig Fold. 

 
 Wider concerns from the community and Parish Council regarding the 

drainage infrastructure of the village and exceedance events during periods 
of high rainfall have also been discussed and are also acknowledged. Castles 
and Coasts continue to work alongside the Parish Council to engage United 
Utilities in discussions to bring forward wider infrastructure works to the 
village. These considerations have been carefully considered in relation to this 
application as the development is not expected to materially exacerbate the 
current issues experienced in the village. 

 
   
 
1.11 Arboricultural, Ecological and Drainage Assessments have been carried out 

and are included within the application. 
 
1.12 A Construction Management Plan will be prepared mindful of the need to 

minimise disruption to existing homes. 
 
1.13 Drawings and reports accompanying planning application: 

•  Design and Access Statement incorporating Heritage Statement and 
 Sustainability statement 

•  Statement of Community Involvement 

•  Flood Risk and Drainage Strategy Report 

•  Phase 2 Geotechnical Site Investigation 

•  Arboricultural Report 

•  Ecology Appraisal 

•  Damson Consultancy Drawings: 
 20006  P101  Site Location Plan 
 20006   P102  Existing Site Plan 
 20006   P103  Overall Site Plan 
 20006   P104  Proposed Site Plan 
 20006   P105  2 Bed Bungalow 
 20006  P106  2 Bed House 
 20006  P107  3 bed house 
 20006 P108  Plots 4.1,2,5 
 20006 P109 Plots 4.3-4 
 20006 P110 Site Elevations 
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2.00 PLANNING CONTEXT  
 
2. 1 The developed site of Crookfield was allocated in the Local Plan as site 

ST01H. This site has now been completed as a Phase 1 for 18 affordable 
dwellings. 

 

  
  
 
2. 2 Additional land to the eastern end of the same field area is also 

allocated ref ST02H. This was planned to be accessed via Seedfield.  

  
 Site allocation ST 02H 

  
 
2. 3 Site Constraints: 
2.3.1 The site has a number of serious constraints due to existing overhead 

electrical transmission lines as well as a major aqueduct through the 
site with a 9.1m easement. There is also an HP Gas main from Seedfield 
along the eastern boundary. 
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2.3.2 Access to whole site ST02H site from Seedfield is not achievable 
without the expense of crossing the Hawswater aqueduct. From 
experience of other aqueduct crossings, this cost is insurmountable for 
an affordable housing scheme. Therefore, the Seedfield access can only 
realistically provide vehicular access for 5 dwellings to the north of the 
aqueduct and south of the transmission lines  

 
2.3.3 Therefore access to the western part of the site can only be realistically 

achieved from the east, from land recently completed as the phase 2 
scheme. The presence of the access created by Phase 2 makes 
development of the allocated site now technically feasible.   

 
2.3.4 The plan below illustrates the effect of these constraints on the 

potential development of the site. However the two overhead Low 
Voltage power lines can be diverted to achieve a development. 

 
 

  
 Drawing shows site ST02H with positions of High Voltage electric transmission lines and Low 

Voltage overhead electric cable routes. Blue hatching shows 9.1m aqueduct easement, and 

green line is gas main. 
 
 
 
2. 3.5 The development along the northern part of the site is also restricted 

by the proximity of the railway line, as well as the gas main and 
transmission cables. 
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2.3.6 The development of the south-western part of the site is constrained 
by the proximity of the group of houses and barn conversion based 
around Moss Side Farm and Croft House. These dwellings have three 
septic tanks within the development site and negotiations are taking 
place to decommission these tanks in favour of connecting these 
houses to the main foul drainage sewers subject to satisfactory 
Planning Approval. 

   
 
2. 4 Planning Policy Background: 
  
2. 4.1 The site is allocated for housing in the Local Plan ST02H. 

 
2. 4.2 The proposal for the recently completed Phase 2 was originally put 

forward to extend Phase 1 in the face of the difficulties of delivering 
affordable housing accessed from Seedfield on housing policy 
allocation site ST02H.  Site ST02H is heavily constrained by electrical 
transmission lines as well as a major aqueduct running through the site 
with a 9.1 metre easement. 

 
2.4.3 Now that the road infrastructure is in place to the site from Phase 2, 

site ST02H can now be accessed without crossing the aqueduct and 
therefore development becomes viable. 

 
2.4.4 The proposal will provide further housing in line with housing policy 

CS18 of the Lake District National Park Core Strategy and to deliver 
affordable housing. 
 

 Policy CS18, Housing Provision, is based on meeting the level of 
identified need with the area based against environmental constraints 
and landscape capacity.  

 
2.4.5 Development of site ST02H provides much needed affordable housing 

in the settlement which will in turn support the range of local services 
that Staveley provides. 

 
 

2. 4.6 The site is located within Staveley adjacent to the recently built phases 
1 and 2 and therefore the site proposed is considered to be part of the 
settlement of Staveley and also to be in a sustainable location.   
 

2. 4.7 Policy CS07, Central and South East Distinctive Area, notes that 
Staveley is identified as a Rural Service Centre along with a number of 
other settlements.   

 
2.4.8 The second bullet point of the policy CS07 in relation to Staveley 

considers that the Lake District National Park Authority will provide a 
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mix of housing types and tenures as appropriate to meeting the 
identified need. The policy also confirms that the LDNPA will maximise 
the development opportunities on small sites to contribute to meeting 
the identified housing need.   
 

2. 4.9 In light of the above the application is considered to be in line with the 
principal policies relating to the provision and location of housing in the 
form of policies CS18 and CS07 and the proposal site will provide 
affordable housing on site ST02H.   
 

2. 4.10 With regard to design the key policy is policy CS10, Achieving Design 
Excellence.  It is the case that this development will be similar to the 
constructed development, which is considered to be of a high quality 
and of an appropriate form with appropriate materials for the area. 
 

2. 4.11 The site provides opportunities for undevelopable areas to be planted 
with indigenous planting for biodiversity to encourage habitats for 
wildlife  as well as  allowing establishment of native flora, within the 
constraints of United Utilities, the National Grid and the adjacent 
Nework Rail site.  

 
3.00 SITE  
3.1 DESCRIPTION 
3.1.1 The development site is a gently undulating green field with change in level 

of approximately 6m from the south-west to north-east. 
 
3.1.2 The constraints of existing overhead transmission lines and the HP gas main 

are well documented. Two LV overhead power lines would be diverted as part 
of the development. 

 
3.1.3 The north western boundary of the site is defined by the boundaries to the 

bungalows on Seedfield. There is a drystone boundary wall between the site 
and the rear gardens. The development proposals exceed suggested 
minimum distances between the habitable rooms of the new dwellings from 
those existing dwellings. 

 
3.1.4 The north eastern boundary is formed by the railway line. The boundary is 

defined by a stock fence and some tree planting. 
 
3.1.5 The eastern site boundary is formed by a drystone field wall behind which 

runs the Dales Way footpath. 
 
3.1.6 At the south-eastern boundary is a grouping of barn conversions and farm 

house comprising Moss Side Farm and House, Croft  House and Cottage.  
There is also a group of mature trees in this area. 

 
3.1.7 The western boundary is formed by Phase 2 of the Crookfield development. 
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3.2 USE 
 
3.2.1 The present use of the development site is agricultural grazing field 

amounting to 1.47 Ha to the east of Crookfield. 
 
3.2.2 The new public footpath will connect Crook Road to the proposed 

adopted highway to the north-west of the development site. This will 
run between the northern side of the aqueduct and the drainage 
detention basin for phases 1 and 2. The footpath will be surfaced and 
have street lighting to the adoptable standards of Cumbria County 
Council. 

  
3.2.3 A strip of land to the north-east of the development site will provide 

the route of an underground surface water drain from a new drainage 
surface water detention basin to the watercourse from Stocks Beck. 
The outfall of the detention basin will be restricted to limit discharge 
into the existing watercourse not to exceed average green field run off. 
This ensures that water egress from the site once developed will be 
more controlled than in its current green field state which is of 
particular benefit during periods of heavy rainfall. This is explained 
further in the detailed Drainage Strategy and Flood Risk Assessments 
prepared by R G Parkins and Partners Ltd. 

   

3.3 AMOUNT 
 
3.3.1 The proposal is to develop 1.47 Ha of the field for Affordable and Local 

Occupancy housing.  
 There will be 20 affordable houses accessed from Phase 2 Crookfield, 

and 5 local occupancy open market dwellings accessed from Seedfield.  
 
 
3.3.2  Tenure: 
   
 The mix of unit types by tenure has been produced using a combination 

of Housing Needs data and intelligence from the Housing Needs Survey 
Report October 2015, Cumbria Choice Based Lettings and the residual 
housing needs identified from phase 2 of Crookfield and feedback to 
the community consultation.  

 
 Intermediate tenures will be available as either Rent to Buy or Shared 

Ownership, by providing flexibility concerning these tenures Castles 
and Coasts will be better able to serve the needs of the community at 
the point of delivery. 
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Type  No. of Units  No. of Beds  Area M2  Tenure  

Bungalow   4  2  62  Affordable Rent   

House   4  3  88  Affordable Rent   

House   8  2  77  Shared Ownership/ Rent 
to Buy     

House  4  3  88  Shared Ownership/ Rent 
to 
Buy      

House  5  5  130  Open Market Sale  

 
 
3.3.3  Justification:  
 

Demand for the new affordable homes delivered in Phase 2 Crookfield 
significantly outweighed supply, as illustrated in the table below;  
 

 
 
Building on the 2015 survey results, the unmet demand and direct 
feedback Castles and Coasts received from Phase 2 have informed the 
unit and tenure mix for Phase 3 of the scheme that can best help to 
meet current housing needs. 
 
Although the 2015 Housing Needs survey indicated a high proportion 
of need for 1&2 bedroom properties, Castles and Coasts experience of 
Phase 2 and feedback from local lettings officers is that there are an 
increasing number of larger families in the area in need of a 3 bedroom 
property, unable to afford a home at market value and via a 
conventional mortgage. 
 
The Community Consultation responses confirmed demand across all 
proposed unit and tenure types. 
 
It is acknowledged that three open market units were delivered as part 
of Phase 2 and a further five open market units with local occupancy 
are proposed for Phase 3. If all three phases were to be considered in 
totality, this would exceed the maximum five open market units with 
local occupancy usually required for affordable housing developments.  
 
The five open market units on phase 3 are necessary and justified for 
the following reasons; 
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As detailed throughout this Design and Access Statement, there are a 
number of factors which impact upon the viability and deliverability of 
the scheme, namely; 
 

• Specific site abnormal costs in relation to off-site drainage, 
septic tank removal and mains connection, aqueduct easement 
and power lines. 

• Additional requirements of building within the Lake District 
National Park including enhanced space and design standards, 
as well as additional build costs related to rock excavation and 
appropriate groundworks.   

• Enhanced provision of renewable energy requirements under 
CS16. 

 
 Given the constraints and associated abnormal costs, for the scheme 
to deliver policy compliance in all areas a minimum of five open market 
units are required on phase 3 to provide the requisite level of cross-
subsidy to deliver the 20 affordable homes.  
 
Taking a broader view, if Phase 3 is brought forward for development 
as proposed, in total 57 units will be delivered in total, 49 of which 
(86%) being affordable homes. Thus, the provision of 5 open market 
units on Phase 3 is considered necessary and proportionate to deliver 
a further 20 affordable homes for the community.      
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4.00 DESIGN  
 
4.1 USE  
 
4.1.1 The proposed use is residential for 25 dwellings with associated site 

works. This will provide 20 affordable dwellings and 5 local occupancy 
dwellings. 

 
 

4.2 AMOUNT 
 
4.2.1 The proposed dwelling mix: 
 
 Plots 3.1 -2 2 bed bungalow for affordable rent  
 Plots 3.3 -4 2 bed semi detached houses Intermediate tenure 
 Plots 3.5- 6 2 bed bungalows for affordable rent 
 Plots 3.7-8 3 bed semi- detached houses for affordable rent 
 Plots 3.9-10 2 bed semi- detached houses Intermediate tenure 
 Plots 3.11-12 3 bed semi- detached houses for affordable rent 
 Plots 3.13-14 3 bed semi- detached houses Intermediate tenure 
 Plots 3.15-16 3 bed semi- detached houses Intermediate tenure 
 Plots 3.17-20 2 bed semi- detached houses Intermediate tenure 
  
 Plots 4.1-2 4 bed detached local occupancy 
 Plots 4.3-4 3 bed linked detached local occupancy 
 Plots 4.5 4 bed detached local occupancy 
 
4.2.2 The proposals include adopted highway to the majority of the site, with 

a private drive to Plots 3.15-20. 
 
 

4.3 LAYOUT 
 
4.3.1 The site layout has been designed to respond to the constraints and 

opportunities provided by the existing topography, trees and other site 
features, site orientation, adjacent properties and general character of 
the locality.  

 
4.3.2 The proposed access to the affordable housing utilises the existing road 

layout within Crookfield.  The access to the local occupancy dwellings 
is from Seedfield. The ability to provide houses to this site is restricted 
to 5 by to the site constraints (aqueduct and transmission lines)  

 
4.3.3 The site layout exploits the undevelopable area of the aqueduct 

easement as green open space with dwellings orientated to overlook 
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these green areas. The aqueduct area therefore becomes an attractive 
green space through the development site. 

 
4.3.4 The area to the north of the overhead transmission lines is also 

undevelopable for houses. This area also has the underground gas main 
as well as the boundary to the railway line. This is also the lowest part 
of the site and will accommodate the surface water attenuation basin. 
The basin will be planted with moisture loving marginal plants but will 
generally be dry apart from when heavy rain requires the storage of 
water before entering the watercourse to the east. This area will not 
be publicly accessible and will be planted as a biodiversity area to 
encourage native flora and fauna. 

 
4.3.5 The area to the south-east contains drainage for the Moss Side Farm 

group of dwellings. The boundary of the new dwellings will be formed 
some distance from the existing properties and the land allocated as 
garden areas for the Moss Side Farm Croft House group. 

 
4.3.6 The site layout has been designed for pedestrian and cycle 

permeability. There are access points created to the Dales Way to the 
east, as well as the existing access to Dales way to the south. There will 
be a new footpath to the west to Crook Road and pedestrian/ cycle 
links over the aqueduct to Seedfield. 

 
4.3.7 The site levels fall away from Crookfield Phase 2 so the proposed road 

access accommodates the change in level. The row of dwellings 3.1-5 
are at a lower level than plots 7-10 of Phase 2. The site approach leads 
past the mature trees to the north of Moss Side Farm. 

 
4.3.8 Within the site many dwellings are orientated to overlook the green 

space of the aqueduct easement giving passive surveillance to these 
open spaces. 

 
4.3.9 The access road leads to an attractive open courtyard formed by plots 

3.12-20. The open market houses 4.1-5 are orientated back towards to 
courtyard on the opposite side of the aqueduct. A footpath/ cycleway 
connects the two areas. 
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 Site Plan showing access road extended from Crookfield into the site with houses 

orientated to overlook the aqueduct. 

 

  
 Photo shows completed Phase 1 and 2 with Phase 3 to the right 

 

4.4 SCALE 
 
4.4.1 The proposed scheme has been designed to respond to the scale and 

building forms of the neighbouring Crookfield development and to the 
character of the village. The dwellings are single and two storey with 
simple gables and double pitched slate covered roofs. This is a 
characteristic form within the grain of the village. 
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4.5  LANDSCAPING 
 
4.5.1 The existing landscape features such as the trees to the southern 

boundary and the drystone walling along the southern boundary are 
retained.  

 
4.5.2 Additional tree planting using native species is proposed within the 

site. Additional hedge planting is proposed to some of the garden 
boundaries where they abut public areas and planting provided to 
soften boundary fences adjacent to public areas. 

 
4.5.3 The biodiversity areas will be planted with native species to attract 

fauna and create wildlife habitats. A landscape management plan will 
support the planting regime. 

 
 

4.6 APPEARANCE 

 
4.6.1 The house designs have responded to the design detail within the 

locality and retain simple gabled roofs and slate covered porch features 
with simply proportioned window openings. 

 
4.6.2 The vocabulary of materials for the proposed development relates to 

those materials found elsewhere in the village and in the first two 
phases of Crookfield, namely: 

 White rendered external walling 
 Natural slate roofing (Cupa H12 slates use on Phases 1 and 2) 
 Vertically proportioned windows 
 Solar pv arrays to all the affordable dwellings. 
 

  
 Photo shows site entrance off Crook Road with rendered  

gabled houses, stone porches and slate roofs. 
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 Photo shows completed Phase 2  

 
 

4.7 SUSTAINABILITY STATEMENT:  Policy CS15  
  

4.7.1 CS15 (Maximising energy efficiency) seeks to reduce energy use through 
effective layout and design of development, and incorporating high standards 
of insulation can help achieve these aims. The principle of sustainable design 
and construction is to build in a manner that promotes energy conservation, 
reduces carbon emissions, enhances the existing natural and built 
environment and creates a healthy space to live or work in.  

 The houses proposed under this Application are designed on a "Fabric First" 
basis and will meet current Building Regulations standards with improved 
airtightness. Dwellings will be designed to meet reduced air leakage criteria. 
  

4.7.2 The key principle used for the design of the energy efficiency aspects of this 
scheme is the ‘Fabric First’ approach to meeting the relevant standards. This 
involves focusing on installing high levels of insulation and air-tightness of the 
building fabric as an approach to meeting the standards required by the 
Building Regulations. Meeting these standards provides home-owners & 
tenants with dwellings which have significantly lower running costs and lower 
CO² emissions compared with older, less well insulated properties. In 
particular close attention is paid to the following aspects of the construction 
of the proposed dwellings: 

 
4.7.3 Insulation provided in the roof, walls, doors, windows and floors. The level of 

insulation provided by these elements is measured by their U-Values - these 

will be significantly better than the limiting U-values set out in the Building 

Regulations Approved Document Part L1A. 

 

4.7.4 Air-tightness of the building fabric – as walls etc are insulated to better and 

better levels, the amount of heat lost through uncontrolled ventilation 
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becomes increasingly significant. The buildings will therefore be designed 

using a design air permeability level of 6.0m³/h.m². This is a significant 

improvement on the minimum level of 10.0m³/h.m² required by Building 

Regulations Approved Document Part L1A. To achieve this level of air-

tightness all homes will be constructed to Building Regulations Approved 

Document Part L1A Accredited Construction Details. The air-tightness of the 

completed buildings will be tested, as required by the Building Regulations. 

Russell Armer dwellings built over recent years have achieved significantly 

better air-tightness than the 6.0m³/h.m² design figure and so we expect 

similar results for these new dwellings. 

 

4.7.5 Thermal bridging – over 25% of heat in a building can be lost through thermal 

bridges - these are elements in the fabric construction, such as cavity wall ties, 

which are highly conductive. To reduce this to appropriate levels, all homes 

will be constructed to Building Regulations Approved Document Part L1A 

Accredited Construction Details for thermal bridges. 

4.7.6 Other energy-saving features proposed for the homes include the following:- 

 Lighting. All internal lighting will be a low energy type and external lighting will 

be controlled by PIR detectors / daylight override devices to reduce energy 

consumption. 

 

 Passive solar heating gain. Significant numbers of the dwellings proposed are 

designed to take advantage of south-east to south-west orientation for main 

living spaces and windows / patio doors orientated in this direction and will 

therefore benefit from passive solar heating, reducing the heating energy 

need.  

 

 

 

4.8 RENEWABLE ENERGY Policy CS16.  

4.8.1 Core Strategy policy CS16 requires all planning applications for new housing 
developments or other uses of 200 square metres or more floorspace to 
demonstrate that the scheme incorporates measures that will generate 
energy from renewable or low-carbon sources. This renewable or low carbon 
energy must offset at least 30 percent of the predicted carbon emissions of 
the building.  

4.8.2 We will seek to provide this with a series of solar pv arrays to the roofs of all 
the affordable dwellings.   
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5.00 HERITAGE STATEMENT 
 
5.1 The site is within the Lake District National Park World Heritage Site. 
 
5.2 The significance of the Lake District as a heritage asset derives from the 

interaction between the landscape and humanity; the landscape 
reflects a long history of settlement, agriculture and industry, and each 
of the thirteen valleys exhibit individual distinctiveness.  

 
5.3 The National Planning Policy Framework adopts a presumption in 
 favour of sustainable development. 
 Where a development proposal will lead to less than substantial harm 

to the significance of a designated heritage asset, this harm should be 
 weighed against the public benefits of the proposal, including securing 

its optimum viable use. 
 
5.4 The site is completing the development of land allocated for housing to 

the southern edge of the village of Staveley. It lies between the A591, 
the railway line and village centre.  There are clear public benefits of 
the proposals as the site is providing much needed affordable housing.  

 

6.00 ACCESS STATEMENT 
 
6. 1 The majority of the site is accessed via Crookfield from the adjacent 

adopted highway. The local occupancy dwellings are accessed from 
Seedfield. 

 
6.2 Within the site, gradients are gentle with east access to each property 

by foot, cycle and car.  
 
6.3 The individual dwellings will incorporate ground floor accessible wcs. 
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