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1.0 Introduction 

1.1 Purpose of the statement 

This statement has been prepared by IDP Midlands Architects on behalf of IM 

Properties PLC to accompany a flexible parameters-based outline planning 

application for the proposed residential-led development at land off Watery 

Lane, to the north-east of Lichfield. 

The statement has been prepared in accordance with Department for 

Communities Local Government’s (DCLG) circular 01/2006 which stipulates that 

planning applications are to be accompanied by a Design and Access 

Statement. 

This document is to be read in conjunction with the further supporting 

documents which cover matters relating to planning, sustainability and 

community involvement in more detail.  

1.3 Structure of the document 

This document has been composed in order to set out and record the key 

design processes and considerations that have informed the illustrative 

masterplan, the document achieves this through the following structure: 

1.0 Introduction - Document synopsis, purpose and structure. 

 

2.0 Site Analysis and Context - A detailed analysis of the site and its context, 

the constraints and opportunities are reviewed and summarised. 

 

3.0 Design Process - Discussion and illustrative rhetoric of the design process 

which has been informed from the sites character and by the evolution of the 

masterplan design. 

 

4.0 Design Proposals - Describes the proposed scheme as a whole, covering 

more specific detail such as use, amount, scale, layout, appearance and 

character. 

 

5.0 Parameter Plans - Introduction of the proposed parameter plans and 

discussion of ensuring design quality moving forward. 

 

6.0 Sustainability - Discussion of sustainability credentials of the proposed 

development and aspirations in delivery and phasing. 

 

7.0 Summary - Conclusion and summary. 

 

1.4 The Consultant Team 

Applicant:     IM Properties PLC 

Urban Design:    IDP Midland Architects 

Planning:     Deloitte 

Highways:     ARUP 

Landscape:     BEA Landscape Design Ltd 

Ecology:     Middlemarch Environmental 

Archaeological and built heritage: Prospect Archaeological 

Geotechnical:    Discovery CE Ltd 

Noise:      ARUP 

Flood Risk:     ARUP 

Odour:     ARUP 

Utilities:     DW Pointer and Partners Ltd 

Consultation:    Vuepoint 

Affordable Housing:   Bridgehouse 

1.2 Description of the application 

An extract from the formal description of the proposed development is as 

follows: 

“Removal of buildings and other structures and construction of up to 750 

dwellings, primary school, care village, local neighbourhood facilities to include 

retail development (Use Classes A1. A2, A3, A4, A5) , and community buildings 

(Use Class D1), parking, comprehensive Green Infrastructure comprising formal 

and informal open space, footpaths, cycleways, water areas (also including 

sustainable urban drainage systems) and landscaping, new access points to 

Watery Lane and Netherstowe Lane and improvements to Netherstowe Lane 

(all matters reserved except points of access).” 

“The government has simplified the planning 

system so councils have the freedom to make 

decisions in the best interests of their area. 

Councils and communities should be central to a 

system that achieves socially, environmentally 

and economically sustainable development.”  

DCLG, Planning and Building  
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2.0 Site Context and Analysis 

2.1 Site Location 

The site is located to the north east of Lichfield City.  Watery Lane forms much 

of the western site boundary and Netherstowe Lane lies to the east of the site, 

also forming part of the site boundary.  Apart from land to the south west, where 

the site is bordered by the West Coast mainline railway line with the built-up 

area of the City of Lichfield beyond, the site is largely surrounded by agricultural 

land with sporadic farm buildings and other properties. 

The site lies approximately 1.4 miles from the Trent Valley train station, 2.2 

miles to the A38 and 2.2 miles to the city’s centre where good public transport 

links are available.  Public footpaths run through and link the site to the wider 

area. 

A waste water treatment works, operated by Severn Trent Water (STW), adjoins 

the Site to the north.  STW has programmed capacity increases to the treatment 

works to take place during the period 2015 to 2020.  Extant planning permission 

also exists for the erection of a single wind turbine and associated infrastructure 

at the treatment works site.   

To the north east of the Site, but not immediately adjacent, is the Curborough 

Sprint Course, which is a local motor sports track with related facilities which 

uses areas associated with the former RAF Lichfield airfield.  Beyond the Sprint 

Course is the proposed route of High Speed 2 (HS2) Phase 1 between London 

and Birmingham and also the proposed spur which connects Phase 1 to HS2 

Phase 2 which would extend the line up to Manchester.  Safeguarding 

Directions for HS2 Phase 1 came into force on 9th July 2013. 

Eastern Avenue 

West Coast mainline 

Netherstowe Lane 

Watery Lane 

Curborough Farm 

Wood End Lane 

Curborough Farmhouse 

The Site 
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West Coast mainline 

Eastern Avenue 

Watery Lane 

Curborough Farm 

Netherstowe Lane 

Curborough Farmhouse 

Agricultural land 

Agricultural land 

Agricultural land 

Sewerage works 

2.2 Site Description 

Access to the Site is currently via Watery Lane.  Watery Lane connects to Eastern 

Avenue to the south (under a bridge provided for the West Coast mainline railway line 

above) and Wood End Lane to the north.  Wood End Lane joins the A38 at the 

Hilliards Cross junction, which is a main access to the major employment site of 

Fradley Park.  Eastern Avenue provides connections to the local highways network 

within the urban area of Lichfield and also provides a link to the A38.  As part of the 

Development, it is proposed to create a new access to the Site via Netherstowe Lane, 

together with improvements to the northern section of Netherstowe Lane itself.  

Netherstowe Lane is also identified as part of the National Cycle Network (Route 54).   

Within the site there are a number of properties; these are collectively grouped in the 

Centre of the Site and were formally a farm house and associated out buildings.  The 

farm known as Curborough Hall Farm is still operational and many of the buildings are 

still used for agricultural purposes, however many have now been converted into 

small retail units and workshops which collectively form what is known as the 

Curborough Antiques and Craft Centre.  Over the years new buildings have 

supplemented the existing ones to provide larger retail units such as a Garden Centre.  

There is also one residential property surrounded by the Site.  This property is known 

as The Field House set within a large mature garden of some 0.40 hectares. This 

property does not form part of the current planning application. 

The other main elements of the Site are the existing water features. The Site occupies 

two sides of a valley at the base of which flows Curborough Brook. To the south and 

north this brook forms the eastern boundary of the Site. The remainder of the Site is 

either under arable production or used as paddocks. 

Fishing Lakes 

Paddocks 

Agricultural land 



2.0 Site Context and Analysis 

2.3 Site Condition and Contents 

The site character is agricultural by its nature and the craft centre operates 

alongside a working and functioning farm business.  The landscape is largely 

green with a central spine of lakes and ponds currently used for fishing.   

The craft centre is a popular location for people to visit and use the facilities, in 

the past it has been used for fayres and community events, it also supports a 

number of small local business which operate from the converted outbuildings. 

Given the main operations on the land are agricultural the general landscape is 

clear of features, it is the boundaries and around the fishing lakes where the 

bulk of existing trees can be found.  The site edges are lined with hedgerows 

which provide demarcation of boundaries and protection from road edges.  
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2.0 Site Context and Analysis 

2.4 Archaeological & Built Heritage Features 

Prospect Archaeology have carried out pre-applica�on discussions with 

the local authority and a separate report has been submi�ed with this 

applica�on, included in Volume 2 of the Environmental Statement 

The possible site of a Roman villa, east of Field House has been  

iden�fied from the large number of finds of 2nd-4th century  date 

including, po�ery  and 19 kiln bars sugges�ng the presence of a kiln, 

together with  brooches, coins, glass, worked marble or alabaster  and 

an Iron Age terret ring (part of a horse bridle). The results of the 

geophysical survey have failed to iden�fy any features that might be 

associated with a villa, or industrial ac�vity. It is possible that 

construc�on of the fishponds most recently in 2011 have removed 

much, or all, of the villa remains.  

Following on from the desk-based analysis and non-intrusive 

geophysical survey evalua�on trenches will be excavated to examine 

the extent and significance of the recorded archaeological remains and 

to establish if any features associated with the spread of finds ranging 

from the Neolithic through to the medieval periods survive. The results 

of this evalua�on work will inform the scale and focus of any further 

archaeological inves�ga�ons and, poten�ally, the development of 

design solu�ons where appropriate. 

There are no listed buildings within the site area, however there is a 

listed farm adjacent the north east boundary.  Views of the City 

Cathedral can be enjoyed from the applica�on site but views of the site 

from the Cathedral are not available at ground level. 



2.0 Site Context and Analysis 

2.5 Topographical Features 

Along the east and western plane the site falls on both sides towards the 

Curborough Brook, forming a subtle valley. 

On the south to north plane the site falls towards the north, again this is subtle 

and gradual. 
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2.6 Views of the Site 
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2.6 Views of the Site 
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2.0 Site Context and Analysis 

2.7 Landscape and Ecology Features 

The main bulk of landscape and ecological features within the site are found 

along the line of the Curborough Brook and the fishing lakes, details of which 

are discussed in the landscape visual impact assessment and ecology chapters 

of the environmental statement and in ecological and tree surveys prepared by 

Middlemarch Environmental and BEA Landscape Design Ltd,  submitted to 

support this application. 

Hedgerows generally line all of the boundaries of the site as well as some small 

tracks within the site, the masterplan should limit the removal trees and 

hedgerows unless absolutely necessary. Where such landscape features are 

being retained, they should be kept within the public realm to ensure the future 

maintenance and management of the existing landscape is not under the 

control of the occupiers but by that of a management company or adopting 

authority. 



2.8 Access and Movement 

The adjacent diagram prepared by BEA Landscape illustrates the public rights 

of way that run through and around the development site and how they connect 

into the wider public movement network. 

There are two public rights of way that cross the site, these are the SH4 and the 

CE11 (known as the Darwin Way), these routes should be retained and 

integrated within the new masterplan. 

The national cycleway that runs along Netherstowe lane (NCN S4) provides 

sustainable transport links from the Site into the centre of Lichfield, it is 

important that the proposed development provides links onto this route. 

A new access into the site is proposed from Watery Lane and will run through 

the site connecting to Netherstowe Lane and Wood End Lane via a new 

distributer road through 

the site. 

There are currently no 

bus services to the site 

and the development 

s h o u l d  i n c l u d e 

measures to improve 

the bus service and 

more  sus ta inab le 

methods of transport. 
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Wood End Lane and Netherstowe Lane Junction 

Watery Lane and Eastern Avenue Junction 
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2.9 The Surrounding Context 

Worcester and Norwich Close, off Eastern Avenue 

This area of housing is just off Eastern Avenue and opposite the Watery Lane 

junction and is essentially two small cul-de-sac developments. 

From appearances the housing appears to date from the 1980’s to early 1990’s 

and is entirely made up from integral garage form of housing.  All dwellings are 

therefore set back some 5-6m from the back edge of footpath and the front 

garden treatments vary from half garden and half driveway or in some case the 

driveways have been extended. 

Housing form is limited to a small number of different forms and roof typology, 

most dwellings are detached with a small scattering of semi detached in places. 

The building frontage is intermittent, where development runs along the 

roadside its building enclosure is generally very good, however the opposite 

side of the road will tend to suffer from no frontages, this happens especially on 

the shorter lengths of roads and on corners. 

Storey heights are all two storey with low roof pitches and white plastic soffit 

and fascia boxed eaves details.  A mixture of red and buff brick has been used 

with a predominance of grey roof tiles.  

The grain and pattern of the development is consistent of its time, the use of 

integral garage building typology throughout creates a medium density area 

which has no real sense of street enclosure caused from dwellings being set 

back on both sides of the street. 

Figure Ground Plan 

Aerial photo  

Norwich Close 

Worcester Close 

Gloucester Close 
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Netherstowe Lane, off Eastern Avenue 

This area of housing is served off the southern portion of Netherstowe Lane 

which connects to Eastern Avenue. 

It appears that the housing style is from the 1980’s and other than the 

Netherstowe through road is a system of cul-de-sacs.  Properties are 

predominantly set back from the back of pavement with the garage set to one 

side, there is a mixture of properties that have later extended over the garage.  

The area feels well established and there are elements of mature landscape 

along the street. 

Housing form is limited to a small number of different forms and roof typology, 

most dwellings are detached with small enclaves of semi detached or terrace 

areas, in the case of terraces the parking is served from the rear via a small 

private track. 

The building frontage is intermittent, where development runs along the 

roadside its building enclosure is generally very good, however the opposite 

side of the road will tend to suffer from no frontages, this happens especially on 

the shorter lengths of roads and on corners. 

Storey heights are a mixture of room in the roof single storey and two storey 

with low roof pitches and white plastic soffit and fascia boxed eaves details.  A 

mixture of red and buff brick with some render has been used with a 

predominance of grey roof tiles.  

The use of rear parking courts in some areas have created unobserved areas in 

which antisocial behaviour could take place, these areas also appear to lack the 

organisation and maintenance compared to the public realm.  Figure Ground Plan 

Netherstowe Lane 

Spring Road 

Rear of Netherstowe 

Aerial photo 
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Lichfield City Centre 

The city centre has a long established history and has developed over the 

years, the historic street pattern can still be seen in areas today.  

The historic areas and buildings are tightly woven into the fabric of the city, the 

streets around them are narrow and medieval in their nature.  The buildings 

themselves are well proportioned with many emphasising the vertical 

proportions with Georgian features. 

The newer additions to the city can be distinctly seen in the figure ground as 

their massing is so much larger than the historical areas. 

Materials throughout the city are very traditional, red brick is the predominant 

facing material however there are areas where render has been used in light 

tones, the Cathedral and a handful of older buildings have been constructed in 

the local natural stone. 

The city has many landmark buildings and the tight medieval streets provide 

excellent enclosure throughout.  It is clear to see areas of the city which have 

been adapted to accommodate the car, large multi-storey blocks or surface 

parking areas are the most notable. 

 

Figure Ground Plan Aerial photo  
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Cottages on Fox Lane 

 

Elmhurst 

Elmhurst is a village to the east of Curborough, with a few houses and small 

amount of farm buildings.  

The village was once the site of Elmhurst Hall; the first hall was which was built 

in 1683 and demolished in 1807. It featured multiple bays, a parapet roof and 

was 3 storeys high.  

The second hall, which stood from 1808-1921 was more grand in an 

Elizabethan style, with multiple gables, bays and a grand porch. 

The architecture in the village is more representative of the style of the second 

hall with gables, porches and larger chimneys than in Curborough.  

There is a small amount of housing circa 1960’s that is not representative 

of the majority of the architecture in Elmhurst. 

Boundary treatments around Elmhurst are varied and fairly informal, ranging 

from landscaping to timber fencing and screen walls, the majority of front 

gardens boundaries are around one metre in height and are of a less secluded 

nature. 

Houses are generally set back to allow for a generous front gardens and in 

most cases this is also used for parking.   

There are no footpaths alongside the road so the village has a very subservient 

can country feel, a big contributing factor is how the landscape has been 

allowed to establish and mature of the years adding richness and texture to the 

area. 

Figure Ground Plan 

Aerial photo  

Cottages on Fox Lane 

Cottages on Fox Lane 
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Figure Ground Plan 

Aerial photo  

Common Lane 

Williams Avenue 

Rogerson Road / Ward Close 

 

New Fradley 

Fradley has two distinctive parts, for the purpose of this document they have 

been referred to as the ‘new’ and ‘old’, an assessment has been carried out on 

the newer portion as it’s an example of recent development in the area. 

This part of Fradley is a large new build estate and is typical of housing design 

from the early 21st century, a variety of parking solutions have been used which 

means the distance housing is set back for the back of footpath varies 

throughout the development. 

Public open space is generously spread through the development and these are 

a mixture of formal and informal, some more successful than others.  It is 

considered that the highway network and hierarchy of roads is a little confusing 

and struggles with legibility in places. 

Storey heights is a mixture of 2, 2.5 and 3 storeys, there doesn't appear to be 

any consistency where the taller dwellings are placed, for example some can be 

found in tertiary areas which would be more suited to mews style homes. 

The grain and pattern of the development is medium to high density with the 

open space structure characterising the development. 

Predominately the main facing material is red and buff brick with some render in 

places, ashlar render on ground floors can be seen but again this doesn't 

appear to be linked or reinforce any particular hierarchy or character structure. 



 

Housing around the Site 

There is no substantial housing developments within the immediate vicinity of 

the site. Development within and adjacent to the site are small gatherings of 

buildings which are mainly for farm purposes.   

The buildings that do exist in the area are generally large detached farm houses 

with single storey extensions and outbuildings.  Facing materials are brick or 

render with painted windows and well proportioned roofs. 

The grain of area is a stark difference to that found in Lichfield, the farming uses 

associated with these buildings mean that there is generally a small 

concentration of buildings that sit within a large expanse of space. 

Boundary treatments are a mixture of brick walls and fencing to mature 

hedgerows and landscaping. Access to these areas are generally via a small 

private road. 

 

Figure Ground Plan Aerial photo  
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2.10 Lichfield History and Context 

The main focus of Lichfield’s history dates back to the first century, when a 

Roman fort called Letocetum was built 2.2 miles south of the current city, at the 

junction of Ryklind Street and Watling Street. The first record of Lichfield occurs 

in Bede’s Ecclesiastical History of the English People where it is mentioned as 

the place where St Chad fixed the episcopal see of the Mercians in 669.  

The first church was built in the area where the cathedral stands today and the 

town was quickly developed in C12th, with the cathedral being built between 

1195 and 1249. It is still plays an important part today, being glimpsed from 

many angles of the city due to the ladder-shaped network of streets. 

The city suffered greatly during the civil war, due to it’s strategic location 

between the north and the south. During the war the Cathedral was badly 

damaged, with the central spire collapsing in 1646 and was extensively restored 

to it’s present from by architect James Wyatt in the C18th. 

There was little in the way of industry in Lichfield, but the city was wealthy due 

to the area’s clergy and gentry, in addition to it’s importance as a coaching city 

on route to the North. Today, the city is still growing substantially and the 

population has increased by over 20,000 people in the last 60 years.  

Elmhurst is a hamlet approximately 1.5 miles north of Lichfield that was 

inhabited in C13th. The name is derived from the old English words meaning 

‘elm wood’ and today is rural in it’s setting. Both Curborough Hall Farm and 

Elmhurst Hall were both significant buildings of their time. 

 

 

Historic map of Lichfield 1775 
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Elmhurst Hall The Corn Exchange 



2.11 Curborough History and Context 

Curborough derives its name from Old English words meaning 'mill 

stream' (cweorn burna), evidently referring to Curborough brook. The principal 

settlement presumably lay near Curborough Hall Farm on the road from Stowe 

in Lichfield: the area around the farmhouse was known as Great Curborough in 

the early 14th century. Little Curborough centred on Curborough House in 

Streethay. Pipe bridge (as it was called in 1936) over Curborough brook 

enabled passage between Curborough Hall Farm and Curborough House. In 

1489, both Streethay township and Curborough and Elmhurst township were 

ordered to repair the bridge.  In the late 16th or early 17th century, Curborugh 

Hall was built to the north and Curborough Hall Farm was built to the south in 

1871. Land to the east of this was offered for the endowment for Curborough 

and a dwelling was built by the earlier 16th century, north of the present day 

Field House. An area of Curborough to the north-west, near Corporation Farm, 

is presumed to have been inhabited by the late 17th century and by the late 

18th century, a farmhouse was built as part of the Curborough Hall estate. In 

1877 the farmland was bought by Lichfield corporation for a sewage works and 

the present day farmhouse dates from the early 19th century. 

Curborough Craft and Antiques Centre, which is at the centre of the site off 

Watery Lane, is situated on a working farm and is one of the last few remaining 

traditional craft centres in the West Midlands. 

2.0 Site Context and Analysis 

Historic map of Curborough 1834 
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2.12 Noise 

 A noise and vibration assessment has been completed to consider the impact 

and effects of the Development on existing and proposed nearby sensitive 

receivers. 

In relation to the construction of the Development, through the application of 

appropriate construction noise criteria and a Construction Environmental 

Management Plan (CEMP), this will minimise any potential impacts arising 

from construction activities. 

In addition to noise generated from the Development itself, consideration has 

been given to the potential impact on proposals from existing noise sources in 

the area, notably the West Coast Mainline to the south of the Site and the 

Curborough Sprint Course to the north.  

The assessment of sprint track noise indicates that the proposed layout of the 

Development, including that shown on the illustrative Masterplan and 

Parameter Plans, will result in limited disturbance and that as a result, noise 

complaints due to activity on the track are unlikely. 

An area of land parallel to the West Coast mainline railway falls into NEC C at 

night.  As a result, residential development in this area would not normally be 

granted planning permission.  Land adjacent to the railway line has been 

proposed as open space as part of the Development.  This ensures that 

residential development falls outside of the area of land significantly affected 

by noise from the West Coast mainline so that noise from the railway would 

not create any obstacle to the overall development.  The potential impact of 

HS2 in terms of noise has also been assessed.  Referring to the predicted 

noise impact maps of the HS2 scheme, no cumulative noise impacts are 

predicted as the noise footprint does not extend into the Development Site.   
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2.13 Odour 

The adjacent diagram from the Odour Assessment illustrates the contours of 

potential odour from the existing sewerage treatment plant just north of the site. 

This provides a base line for where development can be located on the northern 

edge of the site.   

To avoid any potential conflict or potential future issues, all habitable 

development is to stay outside all of the contoured areas.  
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2.14 Site Constraints 

As part of the analysis it is necessary to identify all of the constraints on the site 

prior to any implementing the design process. The word ‘constraint’ should be 

used in the context of this analysis only, it is highly likely that some elements 

discussed as a constraint may later become an opportunity and lead to 

betterment of the design. 

Curborough brook runs from south to north along the majority of the eastern 

boundary. In close proximity to the brook are a number of man-made fishing 

ponds which vary in breadth and depth, with some of the ponds having a more 

natural appearance than others, for example the ‘canal lane’ and breeding 

ponds are not as aesthetically pleasing as the others. 

The topography gently slopes towards the Curborugh Brook forming a valley 

and existing public rights of way cross the site north to south and east to west. 

The existing craft centre is to remain operational and given room to expand in 

the future, for the time being the existing Field House is also shown to be 

retained. 

Topography fall 

Existing road network 

Existing development surrounding site 

Flood plain areas 

Odour source 

Existing public rights of way 

Existing landscaping features 

Overhead electricity cables 

Existing railway lines 

Listed Building 



2.15 Contextual Analysis Summary 

The analysis of the context provides the designer with a useful picture of how 

Lichfield and its surroundings have grown. Although the site is not currently 

occupied by any substantial development, some key principles and issues to be 

addressed can be summarised and understood when considering moving 

forward with the design: 

1. Lichfield has an organic core with development based upon the popular 

movement corridors that existed in those times. 

2. Facing materials are consistently brick, with render used in places, the 

buildings which are stone tend to be landmark or historically significant. 

3. A consistency of homes being set back from the footpath edge with 

space for landscaping to be able to mature. 

4. A diverse mix of grain, starting very fine in the city centre and quite 

rapidly transitioning to residential some industrial then to agricultural 

buildings. 

5. Development tends to happen in pockets, most areas don't appear to 

have a ’centre’ in which growth can be encouraged to happen around. 

6. The only evidence where a natural hierarchy of streets occurs is the city 

centre. 
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3.0 The Design Process 



3.1 Defining the Broad Location, Scale and Mix of Development 

Defining the Broad Location of Development 

The extent of land in the ownership of the principal landowning parties working 

with IM Properties extends beyond that included as part of the current 

application.  As part of the evolution of proposals, a number of alternative 

locations and Site boundaries within the land potentially available have been 

evaluated.   

Alternative site boundaries consider as part of the design process included land 

to the north, east and west of the current Site boundary, these alternatives were 

discounted as the design progressed in favour of the current Site boundary. The 

Site selected is considered to represent a sustainable option for the scale of 

development proposed, including through its ability to focus development 

around the existing Curborough Craft and Antiques Centre, its proximity to 

Lichfield City, and its ability to utilise existing established landscaping and open 

space along the route of the Curborough Brook which runs through the Site. 

 

Defining the Scale and Mix of Development 

The starting point for the consideration of alternative options for the Site has 

been through the site analysis process outlined in Section 2.  This process 

identified the environmental and other site constraints and opportunities, 

which have informed the evolution of the development.  In addition a 

detailed review of various evidence base documents and other proposals in 

the local area has also been carried out to help to inform the land use 

components of the    Development.  This has included, in particular, the 

Council’s Infrastructure Delivery Plan and residential schemes being 

promoted at Streethay and Fradley.  

The Proposals have been through various iterations before arriving at the 

current scheme.  That said, given the acknowledged need for additional 

housing development in the area, the most appropriate land use option is 

for a residential or a residential-led scheme.   

A range of complementary alternative uses and supporting social            

infrastructure, such as community uses and local retail opportunities, have 

been considered and included in the scheme.  Having a wholly residential 

scheme without such supporting uses was discounted on the grounds that 

this would adversely impact on the level of sustainability benefits able to be 

generated by the Development. 

 

Design options have been based on the Site analysis, local planning policy 

context, local knowledge, consultation responses, sustainable design  

principles and the consideration of Development deliverability and viability. 

The design of the Development has undergone a process of refining    

design iterations as opposed to significant redesigning, albeit that certain 

revisions to the Site boundary have also been considered as part of this 

process.  The final Site boundary selected is considered to represent the 

most sustainable option.  The parameter plans which define the outline 

planning application have been designed taking into account the existing 

environmental constraints at the Site. 

Key Site factors and principles influencing the final design of the            

Development are briefly summarised in the adjacent table on the next 

page. 

3.0 Design Process 
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Factor 

 

Commentary 

 

Landscape Setting and Topography 

 

The form and design of the Development will protect important views from the surrounding environment, including to and from valued heritage receptors such as Lichfield Cathedral, through close-

ly controlling building heights and the location of built development across the Site.  Additionally, established and attractive landscape areas, notably the Curborough Brook and its environs, will be 
retained and brought into full public use. 

 

Ecology and Nature Conservation 

 

The Development seeks to retain and enhance the areas of ecological interest on the Site. Where possible trees and hedgerows are being retained and incorporated into public areas as part of 

the landscape strategy of the Site. The Proposed Development has evolved in accordance with ecological considerations including existing trees and hedgerows, and topography.  The Develop-
ment provides an ability to provide a variety of ecology and nature conservation improvements through additional tree planting and improvements to existing fishing lakes within the Site. 

 

Water Resources 

 

Seek to focus the Development away from areas at risk of flooding (the Curborough Brook is to be maintained as ‘Green lung’ through the Site) and provide an ability to utilise existing and new 

water areas within the Site for grey water recycling and flood attenuation. 

 

Existing Site Infrastructure 

 

Seek to focus development around existing established site infrastructure including the Craft Centre and open space. 

 

Transportation 

 

Provide for enhanced connectivity to Lichfield and Fradley to seek to reduce traffic levels on the less suitable sections of rural lanes close to the Site. 
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3.2 Opportunities Plan 

The adjacent plan sets out the key early stage opportunities identified for the 

site.   

The existing craft centre has been identified as the site’s hub environment.  This 

area has established infrastructure, services and customer base and  can serve 

the Site from the first occupation.  It is important that the development allows 

sufficient space for it to expand and develop as the site grows and demand 

increases.   

Other uses such as the school, community centre and retirement development 

are to be located in close proximity to the hub to reinforce its central location 

and promote activity.  It is proposed that the primary route through the site will 

thread through this local centre and will promote consolidated activity and will 

incorporate a bus service. 

Open space surrounds the site’s edges and as such will protect and enhance 

the landscape structure that already exists.  This area also provides an 

opportunity to create a transitional zone.  This will bring the edge of the built 

form through formal open space into more uncontrolled naturalistic landscape.. 

Connections into the wider landscape are essential and the adjacent plan 

illustrates potential positions to knit pedestrian and cycle routes into the existing 

movement network. 

For public space to be successful in the long term, it is important that natural 

surveillance is provided by the homes.  This will also encourage the occupiers 

to take some ownership responsibility towards these spaces, and ensure a 

sense of security and well being can be fostered in these spaces. 

Vehicular access and primary road route 

Craft centre and potential expansion area 

School site 

Retirement site 

Pedestrian connections on site boundaries 

Important building frontages (surveillance) 

Structural open space 
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3.3 Key Design Principles 

Following the establishment of the site constraints, contextual analysis and 

identification of opportunities, a set of key guiding principles have been 

established: 

1. Retain the existing craft centre, ensuring there is sufficient space within 

the masterplan such that  future expansion and growth of the Hub area is 

not precluded. 

2. Alignment of water control system with the structure of public open space 

to enhance place making and the attractiveness of the landscape 

experience. 

3. Create strong green links within the development which knit into the 

wider network of green space within the district - see adjacent diagram. 

4. Enhance and create new pedestrian and cycle links within and beyond 

the site to promote sustainable travel choices. 

5. Enhance the ecological features on the site and indigenous biodiversity. 

6. Make use and promote the presence of water to the benefit of public 

space and community activities. 

7. Maximise the retention of  the existing hedgerows and trees, ensuring 

these features are retained within the public realm where they can be 

managed and their longevity assured. 

8. Ensure the development edge conditions respond appropriately to the 

green landscape setting. 
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3.4 Masterplan Narrative and Evolution 

Stage One 

As described in the opportunities 

section, a significant magnet within the 

development will be the existing craft 

centre.  It is also considered that the 

open space area adjacent to this will 

be a major feature of this site  and is 

therefore included within the central 

node.   

Simple nodal pods have been added 

around the central hub node, naturally 

shaping the desire line of the primary 

route. 

It is important to identify how public 

rights of way will be integrated into the 

proposal.  As such, these have been 

illustrated in the adjacent plan. 

Stage 2 

The open space structure has been 

identified early in order that it can tie 

into the existing green network that 

currently flows through Lichfield. 

The hubs identified earlier have been 

further refined into more specific use 

zones and their inter-relationships 

illustrated. 

The central open space spine has 

been defined in the location of the 

existing lakes.  It is proposed to 

remodel these to increase their 

potential for enhancement of ecology 

and biodiversity features. 

 

Central Hub Node 

Residential Node 

Residential Node 

Residential Node 

Residential 

School 

Retirement 

Craft Centre 

Residential 

Residential 

Open Space 

Open Space 

O
pen Space 
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Stage 3 

The adjacent plan breaks the parcels 

down further into an indicative block 

structure.  This demonstrates the 

potential permeability and outward 

facing opportunity that benefits the 

site. 

Both the constraints and opportunities 

plans have informed shaping the 

development blocks, especially with 

respect to the edge conditions.  To the 

south the existing railway lines and 

overhead electricity cables create a 

technical constraint as to the line 

where residential uses can begin.  To 

the northern extent of the site the 

existing water treatment plant again 

dictates the limit of development due 

to odour potential. 

 

Stage 4 

Finalising the block structure allows 

movement patterns to be tested.  

Ultimately the block structure is 

conceived to allow simple movement 

and permeability through the site and 

throughout the extensive open space 

spine.  

Existing rights of way have been 

incorporated into the layout plan.  

Fundamentally these have become 

part of the open space structure 

integrated within the plan. 
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3.5 Overall Structure Strategy 

The principle approach to the development is to integrate the development 

within its rural setting.  The central open space corridor is an exciting asset and 

is substantially complete in its existing form.  The existing lakes and established 

landscaping around the brook create a very pleasant setting that will provide 

relaxing leisure opportunities for residents from the first occupation. 

The structure strategy is based upon a narrative strategy.  This will rely on 

sequences of spaces and routes linking together to create consistently 

unfolding events and views.  Distinctly there will be two very different 

experiences: 

 

Pedestrian - A series of green spaces that are visually interlinked and unfold 

throughout the site, whilst glimpses back into the development are placed at 

strategic points as well as a large open vista looking back over the city gaining 

views of the Lichfield skyline. 

 

Vehicular- A formal street structure with good legibility of routes which ensure 

navigation through the site is natural and simple. 

 

The specifics of character will be discussed later in this document, the adjacent 

plans illustrates the network of open space and how the features of play have 

been integrated along routes to ensure convenient access to residents. 

The density strategy is illustratively shown within each area where residential 

development is planned, this is a basic principle that the density will reduce as 

the housing gets closer to the open space edges.  

Play 

Play 

Play 

Play 

Play 

Play 

The Hub 

Hub Expansion 

Density 

Density 

Density 

Density 

Density 

Density
 

Density
 

Direction of density reduction 

Craft centre and expansion zone 

Park or play opportunity 

Primary green infrastructure 

Existing rights of way 
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3.6 Movement Character Strategy 

The primary movement through the site by vehicle will be the main primary 

road.  This route will not only provide a connection through the site up to Wood 

End Lane but it also serve a regular bus service. 

As mentioned previously the experience by car will be very different to that by 

foot, the movement network for vehicles has been kept as simple and low key 

as possible.  The number of street types within the hierarchy system has been 

limited to three broad categories: Primary, Secondary and Tertiary.   

However, it is expected that the character of the street designs will vary through 

the detailed design processes and that best practice principles in street design 

will come forward in all reserved matters proposals.  These will build upon 

Manual for Streets and Manual For Streets 2 guidance, to promote high quality 

street designs and incorporate streets with a character emphasis.  The narrative 

of the street compositions will be analogue to the ‘reducing density’ set out on 

the previous page, using street design to reinforce  the loosening and informal 

character which will develop towards the fringes of the development. 

Whilst the more primary routes will provide access for vehicles throughout the 

development, the secondary and tertiary routes will also maintain a pedestrian 

prioritised parallel movement structure that will be fully permeable and promote 

a fully walkable neighbourhood throughout. 

Play 

Play 

Play 

Play 

Play 

Play 

The Hub 

Hub Expansion 

Primary roads 

Secondary routes 

Tertiary routes 

Existing rights of way 

Park or play opportunity 
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3.7 Landscape Strategy & Character 

The open space spine will provide the primary structuring component of the 

entire masterplan.  All other structures and strategies hinge upon the strong 

narrative the central open space spine brings into the character of the 

development.  Where routes pass through the spine, any design details coming 

forward should be considered in terms of how they allow the landscape to 

dominate over the character of highways and paths. A transitional edge strategy 

is set out below which theoretically splits the open spaces into two faces.  Along 

the spine opportunities for play and activity happen at regular intervals and are 

spaced such that they all residents are within a short walking distance of at 

least one play space.   

The site edges are to be enhanced with landscape but should not completely 

obscure the development.  The detailed treatment of these boundaries should 

be carefully considered to allow controlled views in and out of the development. 

URBAN EDGE RURAL 

FORMAL INFORMAL T R A N S I T I O N A L   S P A C E  

T R A N S I T I O N A L   S P A C E  

Play 

Play 

Play 

Play 

Play 

Play 

Primary movement route 

Formal edge to open space 

Informal edge to open space 

Structural landscaping belts 

Site edges for landscape enhancement 
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3.8 Public Realm Aspirations 

The landscape and public realm will be characterised by the enhancement of 

the existing open spaces and carrying this narrative through the development 

as a unifying but structured proposal. 

Landscape detail should be developed to reinforce the street and spatial 

hierarchy, supporting formal and informal design strategies where appropriate 

within the layout.  This will add richness to the development and ensure that the  

legibility of movement is enhanced. 

Open spaces will include: 

Appropriately placed formal and informal compositions 

Trim trails 

Formal and informal play areas and features 

Meadows 

Existing and enhanced woodlands 

Leisure walks and cycle routes 

Ecological enhancement zones. 

Key to the public realm and the principles of the scheme is the use of 

Sustainable Urban Drainage (SUD’s) features.  This will include the open Swale 

type approach which will be composed and detailed to uphold the landscape 

aspirations for their particular area in the site.  More organised Swales will exist 

within the primary spine road and will uphold a more formal landscape design 

approach.  In contrast, where located in more informal landscape settings, 

these will be more organically organised and form accessible components of 

the wider open space network. 
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3.9 Space Strategy 

The following sketch ‘space’ sections work together with the ‘Landscape 

Strategy and Character’ and ‘Public Realm Aspirations’ to reinforce the 

transitions of urban to rural. 

It is important that the main spaces within the development are not tightly 

enclosed by built form, the sections illustrate the exaggerated horizontal 

emphasis of space between buildings, this allows the green surroundings of the 

site to be seen more widely and provide an open and rural feel. 
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3.10 SUD’s Strategy 

The central open space spine is occupied by Curborough Brook which runs 

along its entire length and with existing flood plains into the adjacent land.  The 

extent of this is controlled by the sloping topography which naturally falls 

towards the brook from all areas of the site.   

The scheme will include a mixture sustainable urban drains systems (SUDS).  

The design of these elements will ensure that the current greenfield water run 

off rate is not increased above existing levels.  The SUDs systems will hold 

surface water run-off created by the hard surfaces of the development and 

release this in a controlled manner. 

It is anticipated that the primary drainage strategy will be a mixture of open 

swales (delivered in a structured landscape lead manner) and below ground 

water storage.  The aspiration for this site is that there should be a higher 

proportion of above ground storage than is provided below ground (measured 

by volume).  This is in support of the strong role that these features can play in 

creating positive and attractive public realm. 
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3.11 Masterplan Concept 

This early concept masterplan represents one of many layouts tested during the 

design evolution process. 

Features such as the central lake can be clearly seen as an integrated piece of 

open space within the scheme.  To the north, formal playing fields occupy the 

open space due to the close connection to the school and to provide a ’buffer’ 

between the waste water treatment works and new housing.  

Along the landscaped spine, the existing lakes have been remodelled and 

shaped into a more cohesive open space.  This has the intention to enhance 

the appearance such that it is read as a more naturalistic landscape.   

The southern open space has been set aside for joint community features such 

as allotments and orchards.  The intention is that suitable management 

arrangements are made such that any facilities provided here can be shared 

with the wider existing community, as well as new residents. 

The existing Craft Centre has been retained and organised to be adjacent to the 

primary movement corridor through the site.  It is envisaged that the Craft 

Centre will grow and adapt to provide additional services to compliment the 

existing facilities that already exist. As this area grows and develops it is 

envisaged that it will become a natural centre of place, but by enhancing the 

existing facilities and creating the ability for growth and adaption, this can 

happen organically in a sustainable fashion.  This iterative approach will also 

aid the long-term character of this local centre and will avoid a more 

’manufactured’ appearance 

Craft Centre 

School 

Playing Fields 

Allotments / 

Orchards 

Central lake 

and POS 
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Allotments 

Orchards 

Allotments 

Orchards 

Allotments LEAP 

LEAP 

Parking 
expansion 

Inner 
garden 

Inner garden / 
courtyard 

Primary road - tree lined avenue 

Secondary roads 

Tertiary roads 

Open swales 

Water bodies 

Areas of play 

Open space features / opportunities 

Potential parking expansion area 

New structural tree belt 

Building frontages / edges 

4.1 Defined Block Structure 

The adjacent diagram covers the southern area of the site which includes the 

first residential parcel, retirement uses and the lower portion of the craft centre. 

This portion of the site is where the main primary road meets Watery Lane, it is 

intended that Watery Lane will be re-prioritised so that the traffic is naturally 

taken into the site reducing the impact on Watery Lane itself. 

The block structure has been laid out to ensure that the public realm is all 

overlooked by passive surveillance whilst creating pockets of space internally 

where potential community spaces and LAP’s can be accommodated. 

As discussed previously in this document, swales are an integral feature of the 

development and therefore need to planned into the structure of the scheme 

early.   

Communal features such as allotments and orchards will feature in the southern 

open space as will a structural tree belt to reduce the visual impact of the raised 

railway line. 

Retirement Village 



4.0 Development Proposals 

Orchards 

Primary road - tree lined avenue 

Secondary roads 

Tertiary roads 

Open swales 

Water bodies 

Areas of play 

Open space features / opportunities 

New structural tree belt 

Building frontages / edges 

4.1 Defined Block Structure 

The block structure to the east and centre of the site is illustrated in the adjacent 

diagram.  The existing lake is the central focal feature within the open space, 

the NEAP features just below this area as it’s the most central and accessible 

area of the site, additional visitor parking is to be provided in this area. 

Again the structure of the residential areas includes the swale features and 

pocket parks.  The existing Field House has been respected in terms of the 

proposed surrounding block structure in order to minimise the impact of the new 

development.  The boundaries of this property are already well screened by 

existing landscaping. 

Development in the eastern portion of the site has been set back from the 

central open space in order to allow the continuation of city views, including the 

Cathedral spire, which can be caught by the existing houses just to the north. 

Play areas have been strategically placed so that all residents are in short 

walking distance. 

LEAP 

LEAP 

NEAP 

Additional parking 
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4.1 Defined Block Structure 

The Craft Centre has been designed with a large buffer around it to allow for 

future growth and expansion.  The suggested block structure provides an 

indication of the frontages and there is opportunity to create a small square 

where retail stores could be located. 

To the north there is a structural tree belt which provides a visual barrier from 

the water treatment works, in the open space a mixture of new woodlands, 

formal playing areas are proposed along with meadow land and water 

attenuation features. 

The school has a direct link up to the formal playing fields as well as having an 

element of formal play within its own boundary.  Structural landscaping belts are 

also provided between the school and the residential parcel as well as the craft 

centre. 

Primary road - tree lined avenue 

Secondary roads 

Tertiary roads 

Open swales 

Water bodies 

Areas of play 

Open space features / opportunities 

New structural tree belt 

Building frontages / edges 
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4.2 Uses 

The existing craft centre is proposed to accommodate its existing businesses as 

well as provide enough room for it to expand with additional retail and related 

uses. 

To the north of the craft centre is the proposed school site with its associated 

playing fields, parking and hard standing areas. 

The proposed retirement village could comprise of an extra care facility and a 

priority bed (care home) building, these have been located close to the existing 

craft centre and central open space to reduce walking distances. 

The proposed community centre is located just to the south of the existing Field 

House and again very close to the craft centre. 

Residential parcels are located to the south, east and north with open space 

permeating the entire development. 

Specific use classes and a full list of accommodation is provided later in this 

document. 

Residential Parcels 

Craft Centre Community Hall 

Public Open Space Retirement Village 

Primary School 
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4.3 Amount. 

Residential - The Development will provide for up to 750 dwellings, comprising 

of a mix of 1, 2, 3 and 3+ bedroom dwellings across the Site.  Dwellings will be 

predominately a mix of terraced, semi-detached and detached houses but with an 

opportunity to provide up to 3-storey dwellings (including apartments) on land 

adjacent to the local neighbourhood centre along the proposed Distributor Road 

[also see Parameter Plan 3: Building Heights (C1650 / PP 003)].  Parking will 

likely be provided in a variety of forms (e.g. frontage parking, communal parking 

areas and, private drives and garages). 

It is proposed that 25% of dwelling provision across the Site will be in the form of 

Affordable Housing.  A suggested mix and tenure split of affordable housing is 

included in the separate Affordable Housing Statement also submitted with the 

application. The precise mix, layout and design of housing more generally across 

the Site will be determined at the detailed stage in discussion with the District 

Council and also with regard to the prevailing need and demand at the time. 

 

Local Neighbourhood Centre - The existing Curborough Antiques and 

Craft Centre will be retained and expanded to provide for a ‘Local Neighbourhood 

Centre’ and community hub for the Development.  This is an important 

component of the Development in terms of its overall sustainability and creating a 

successful residential environment.  The facilities already available at the existing 

Centre is as a considerable advantage in terms of ensuring that new residents 

can access a reasonable range of local facilities from ‘day one’ of the 

Development.  As part of the Development, the Craft Centre will be expanded 

eastwards up to the new Distributor Road through the Site to provide for 

additional retail uses (A1 – A5 uses), car parking, public realm and associated 

external areas.   

Use Minimum Parameter Maximum Parameter 

C3 Use (Residential) 600 Units 750 Units 

Care Village 100 bed spaces 200 bed spaces 

A1 – A5 Use (retail - new build) 1,000 sqm 2,350 sqm 

D1 Use (including Community Hall 

building) 
150 sqm 500 sqm 

D1 Use (Primary School) 210 places (1 Form Entry) 
315 spaces (1.5 Form Entry) with 

nursery provision 

  

A new community hall building (D1 use) is also proposed on the eastern side of 

the Distributor Road.  Other facilities, such as a crèche, may also be 

appropriate for provision within the local neighbourhood centre. 

The proposed community hall building will be designed so as to provide for a 

main hall, together with meeting rooms, other ancillary space, car parking and 

access to secure outdoor space for the playing of outdoor games etc.  

 

New Primary School - The Development will provide for a new 1 Form Entry 

primary school (210 places) although in line with requirements identified by 

Staffordshire County Council as the Local Education Authority, this will be provided on 

a larger site to allow, if necessary, for the future expansion of the school to a 1.5 Form 

Entry school (315 places) and nursery provision.  The school will also incorporate 

playing fields, which could also be available for public use subject to the agreement of 

the Local Education Authority.  The layout of the Development also seeks to provide 

convenient walkable access from the school to the other formal sports pitches being 

provided in close proximity within the northern part of the Development. 

 

Care Village - A ‘Care Village’ is proposed as part of the Development, with the 

potential to provide up to 200 bed spaces, including an appropriate range of facilities 

and services to meet the needs of its residents.  The Care Village could be in the form 

of two main blocks providing a Care Home and an Extra Care Facility, with the precise 

format and design to be determined at the Reserved Matters stage.  It is anticipated at 

this stage however that elements of the Care Village could be up to 2.5 / 3 storeys in 

height. 

In total, the Development provides for 14.31 hectares of open space, which significantly 

exceeds that required through the application of existing and emerging local quantitative 

standards (further information on this is also provided in the Open Space Assessment 

included with the application).  Wider public access to existing informal open space 

areas within the Site, such as the existing lake areas, is currently restricted due to its 

use as a private angling club.  Through the Development, these areas would be opened 

up for general public access.  The scale, nature and quality of open space provided will 

be a significant aspect of the Development and will contribute to alleviating the potential 

for increased visitor impacts on Special Areas of Conservation within the area.  The 

proposed open space has been planned to aim to comply with Natural England SANGS 

Quality Guidance (this matter is considered further in the separate Habitats Regulations 

Assessment Phase 1 Report and in the Environmental Assessment also submitted as 

part of the application). 

Green Infrastructure Size (Ha) 

Formal Open Space (sports pitches etc) 2.25 Ha 

Informal Open Space (equipped play, informal play 

and amenity green space, natural / semi-natural 

green areas) 
11.42 Ha 

Allotments 0.64 Ha 

Green Corridors and other forms of Green Infra-

structure 
Included in informal open space figure above 
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4.4 Movement 

The primary route within the overall movement strategy for the site links from 

Watery Lane onto Netherstowe Lane which will be upgraded up to Wood End 

Lane.  This street will be the bus route through the development and it is 

important that every dwelling has easy pedestrian access to the nearest bus 

stop. 

Secondary routes generally stem directly off the primary street and lead users 

into the centre of each residential parcel, from there small tertiary streets lead 

people out to the development edges where the open space can be accessed. 

At the sites edges it is envisaged that private drives will serve groups of 5-6 

dwellings forming the outer edges of the development. 

Principal details of these roads can be seen on the following pages. 

Secondary Streets 

Primary Streets 

Tertiary Streets 

Pedestrian Only Paths 
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4.5 Street Types 

Primary Street 

This comprises of a consistent ‘Avenue’ through the main 

spine of the development, which provides the primary vehicular 

access for residents.  

It features tree planting and a green verge on either side to 

enhance the appearance of the street, as well as providing a 

separation between the pedestrian and vehicle.  

No direct access will be taken from a primary street, which will 

be  resolved by the use of parallel parking bays and private 

drives behind swales. 
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4.5 Street Types 

Secondary Streets 

Secondary streets, stemming from the primary route will again be of a 

consistent width, only shorter in length.  

Direct accesses to garages and on plot parking will be integrated in addition to 

mews frontage parking. Landscaping will be incorporated where possible and 

the use of SUDS creates the opportunity to create feature green spaces. 

Secondary roads will be smaller in overall width, creating a more enclosed and 

intimate route. 

mews frontage parking 

on plot parking 

feature green space 

swales feature green space 

direct access to driveways 

private drive 

street trees 

Housing 

parcel 

Housing 

parcel 

Public realm inc. parking 
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parcel 
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parcel 

Swales Public realm inc. 

footpaths 
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4.5 Street Types 

Tertiary Streets 

Tertiary streets will involve the extensive use of shared surfaces and 

informal parking arrangements. The alignment of the street is also 

varied to slow traffic and create a more informal route for the resident.  

The road width should be smaller than primary or secondary routes, 

with the exception of areas of 90 degree parking. These spaces will aid 

in creating a varied building line and opportunities for landscaping.  

service margin 
direct access to driveways 

shared surface private drive 

mews frontage parking 

Planting to create a softer edge 

service margin 

shared surface private drive 
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4.6 Public and Private Realm 

A key indicator of the future success of the built fabric of development is 

indicated by the strength of the definition of public and private space.  

The adjacent plan shows how private spaces (red) are defined within the block 

structure, and public spaces are clearly public within a well-defined geometry of 

building layout. The perimeter block structure also aids with natural surveillance 

of the public realm and the areas of public open space.  

The scheme should incorporate a variety of public spaces which can provide 

opportunities for informal play, in addition to the formal sports areas proposed to 

the north.  
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4.7 Public Open Space 

The Development will provide for a range of Green Infrastructure, including 

various types of formal and informal open space, and other forms of Green 

Infrastructure such as allotments and areas for Ecology / natural habitat. 

The allotments have been located along the West boundary to make best use of 

the development land, due to the overhead cables and to provide a buffer 

between the existing rail line and the proposed development. 

This boundary is intended to be heavily planted to act as a screen between the 

rail line and the development. 
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4.7 Public Open Space 

Curborough Brook runs through the site in a South west / North east direction, 

its environs include areas of existing long established landscaping and a 

number of man-made fishing lakes adjacent to the Brook. 

A large part of the developments Green Infrastructure will be the inclusion and 

re-modelling of these existing fishing ponds within a formal / informal green 

corridor, including areas of Ecology and natural habitat. 
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4.7 Public Open Space 

The inclusion of the existing fishing ponds and the creation of attenuation and 

nature ponds will enhance the existing green corridor and reinforce the existing 

natural habitat and encourage the existing flora and fauna with the aim of 

encouraging new species by creating an attractive natural environment for them 

to inhabit. 
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4.7 Public Open Space 

The Formal Open Space has been located along the Northern boundary again 

to act as a buffer to the development. 

It is also intended to incorporate new woodland to the East and South of the 

propose sports pitches and the Northern boundary while using the flood plain 

for meadow / grass land. 



4.8 Scale 

The scale of the buildings should respond to the contextual form in a similar 

manner to the amount of development being proposed.  

The scale of buildings in the development should relate to the position in their 

surroundings as well as the restrictions on massing shown in the subsequent 

section. For example focal buildings, such as vista stops or dual aspect 

dwellings may be of slightly greater scale than the properties within a perimeter 

block. 

As illustrated on the adjacent figure ground diagram, non residential uses such 

as the proposed primary school and retirement village will feature buildings of a 

greater mass and scale due to their requirement for additional services, facilities 

and greater space standards. These may also feature a variation in roofscape 

and storey heights to create a form with greater distinction and interest.  

4.0 Development Proposals 
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4.9 Massing 

The maximum range of building heights for the development is illustrated on the 

plan opposite.  

In general, maximum building heights reduce with increasing proximity to the 

eastern boundary and a section in the centre of the site along the main spine 

road permits buildings of up to 3 storeys.  

 

Site boundary 

Existing buildings 

Up to 2 storey 

Up to 2.5 storeys 

Up to 3 storeys 



4.10 Parking Strategy 

There are a variety of parking solutions which could be adopted throughout the 

development. Whilst it is not necessary to show the detail of individual plot 

parking at this stage, the diagrams opposite demonstrate a number of solutions 

that could be employed.  

The principles of the English Partnerships document ‘Car Parking: What Works 

Where’ will be referenced in the future design of the scheme and has been 

alluded to in the adjacent diagrams. The following principles will also be 

considered in the approach to the parking strategy:  

1. Go for the quality of the street above all else. So where you put the 

parking is more significant than how much. 

2. There isn't a single best solution. A combination of on plot, off plot, and 

on street is the solution, according to location, topography and the 

market. 

3. Maximise the activity between the street and the house for safer, 

friendlier streets. New residential areas usually have too few people 

moving around. 

4. Do not park in the back of the block until on street and frontage parking 

have been exhausted. Use of the mews or rear court should support on 

street provision, not replace it.  

The following parking allocations will be used in future designs: 

1 bed dwellings - 1 surface space 

2 and 3 bed dwellings - 1 single garage & 1 surface space 

4 bed dwellings - 1 single garage & 2 surface spaces 
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On plot parking 

 

Parking adjacent to housing, which 

is accessed directly from the road 

maximises usability of private 

spaces and minimises ad-hoc on 

street parking. 

Off plot rear court 

 

The principle of small,          

contained parking courts sat 

within perimeter blocks allow 

cars to be removed from the 

streetscene.   These would be 

designed in accordance with 

Manual for Streets principles to 

keep their scale small and local.  

Consideration of boundary 

treatments and lighting will also 

ensure surveillance of courts 

from homes.  

Off plot front court  

 

Occasional use of frontage 

parking in informal locations 

could be used to balance enclo-

sure of public realm.  

This solution would enable 

more continuous frontage de-

velopment and a more intimate 

street        concept, which could 

be varied with landscaping.  

On street visitor parking  

 

Visitor parking could be         

provided parallel to the road 

along primary routes within  

public realm. Informal bays 

could also be   provided 

throughout the       secondary 

and tertiary street structure.  

These could be sensitively   

located to limit uncontrolled 

parking and to provide visitor 

parking for all residents 

throughout the development. 
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4.11 Active Frontages 

This plan demonstrates the position of frontages which should ideally contain 

windows to habitable rooms and accesses to dwellings. As such, there will be a 

best practice approach, ensuring maximised natural surveillance of the public 

realm. 
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4.12 Phasing  

The adjacent plan illustrates the likely phasing of the development.  

As a general concept, phase 1 is expected to start at the south-west corner of 

the site and will continue north throughout the development. It is understandably 

essential that the infrastructure and road movement networks continue to follow 

the route of development. 

To accommodate the additional population that the new development will 

generate, it is also expected that the proposed new primary school will be 

constructed during phase 1.  

Phase 2 at the north of the site is expected to be subsequently constructed, 

followed by the remaining eastern residential parcel (phase 3). The precise 

timing of the completion of the new access road and bus route to the north-east 

will be agreed with the Highways Authority.  
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4.13 Place-making Strategy Plan 

The character of new residential development is a key consideration within the 

design process, as stated within the NPPF (para 58) By Design - Urban Design 

in the Planning System: Towards Better Practice (2000), and By Design - better 

places to live. 

Placemaking involves an amalgamation of built form, movement routes, nodal 

spaces, surrounding context and activity within the space. There are a variety of 

‘spaces’ that will be created throughout the development. Whilst it is not the 

purpose of this document to specifically define each character space in terms of 

it’s final appearance, finish or exact boundaries, an overview of the differing 

‘spaces’ in each area will follow over the next few pages. 

It is the intention that the following details will help to inform a Design Code to 

be approved before detailed reserved matters applications to set out additional 

requirements for building design, appearance, materials etc.  
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4.14 Parcel 1  

This parcel is the first area that pedestrians and vehicles will experience when 

entering the development from Watery Lane.  The parcel can be broken down 

into 5 areas, which may not all look drastically different but will each have a 

different feel.  

Area 1.1 contains the spine road, which is the primary access route throughout 

the development. The dwellings in this area may well be typically semi detached 

or detached and the layout may be rhythmical, following the alignment of the 

avenue. No direct access should be taken from the spine road.  

Areas 1.2 & 1.3 are both internal parcels, which are positioned in between the 

perimeter parcel development and the dwellings along the spine road. Although 

they are both similar in position, they will each have a different feel due to their 

size. Both areas may have a large amount of continuous built development, with 

landscaping and swales to soften the built form. Area 1.2, however, is larger in 

size and should therefore contain a mixture of terraced, semi detached and 

detached dwellings to give more of an appearance and feel of an ‘internal’ 

street than Area 1.1. 

Area 1.4 comprises two parcels that front the existing Watery Lane and 

therefore should take reference from the surrounding context. These dwellings 

may be focal plots due to their proximity to Watery Lane and set back, partially 

softened by landscaping.  

Area 1.5 is the perimeter development that fronts the existing open spaces and 

ponds. This area should feel more open and organic in form and should take 

advantage of the open views that surround.   

Typical example of street entering area 1.1 

Typical example of spine road running through area 1.1 

Location plan of 3D visual  View 1 - 3D image of space 
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4.15 Parcel 2  

Areas 2.1 and 2.2 are designated spaces for a retirement village. The massing 

and scale of these two parcels should be considerably higher than the 

surrounding residential parcels and the architecture should reflect this. 

The roofline, storey heights and form of the buildings should be varied and 

create interest as a focal point viewed from the main spine road through the 

development. 

The parcels are surrounded by a large amount of existing landscaping as well 

as opportunities for additional landscaping, which will soften the impact of the 

increased mass for the surrounding residents. Furthermore, the central feature 

green parcel will also function as a key benefit for the residents of the retirement 

village. 

 

Typical example of open space area adjacent to dwellings to the south 

Typical example of The Avenue running to the north of parcels 2.1 and 2.2 

Curborough Craft Centre and surrounding fields to the north of areas 2.1 and 2.2 
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4.16 Parcel 3 

The character of the existing Curborough Craft Centre is rural and of farmhouse 

style appearance. 

The existing buildings are no greater than 2 storeys in height and, although 

there are not likely to be any properties directly adjacent to the centre, it is likely 

that the proposed properties will take reference from their surrounding context. 

The spine road will run parallel to the southern edge of this parcel, which will 

give the user an opportunity to absorb the views of the pools and open space 

that surround the craft centre. 
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4.17 Parcel 4  

This parcel covers the area to the north of the development and is the largest  

proposed parcel on the site.  It can be broken down into a number of smaller 

areas which will each give the user a distinct experience. 

Area 4.1 is a continuation of area 1.1, which contains the tree lined spine road 

and bus route through the northern parcel that will eventually link to the newly 

proposed access at the north east corner of the site. 

The dwellings in this area should be an assortment of semi detached and 

detached, which should later develop into terraces with more continuous build 

as the avenue progresses towards the north eastern corner.  

Areas 4.2, 4.5 and 4.6 are perimeter development parcels that overlook open 

space and surrounding context. Area 4.5 is slightly different in it’s surroundings 

as it overlooks the existing Watery Lane and farm buildings.  The dwellings here 

should be more organic in form and be set back to allow for additional 

landscaping screening.  

Area 4.3 is the internal parcels that sit between the spine road development and 

perimeter development. It is appropriate to visualise a number of secondary and 

tertiary streets within the parcel to create a more informal layout in comparison 

to the formal character of area 4.1.  

As indicated in the adjacent 3D views and below section, there is a good 

opportunity for creating key green spaces in these two parcels, which will be 

overlooked by surrounding development. 

 

View 3 - 3D massing of space in 4.1 and 4.6 View 4 - 3D massing of space in  4.3 

Typical section through the green space in areas 4.1 and 4.3 
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4.18 Parcel 5  

Parcel 5 has been identified as an area for a new proposed primary school. It is 

felt that this is an appropriate location for the school due to its position within the 

central hub of the development and the proximity to the sports playing fields to 

the north, which should be accessed via a new footpath link.  

The adjacent 3D visuals give an impression of the possible appearance of the 

school, which should be varied both in form and in storey heights.  

The perimeter of the school boundary will be heavily screened with landscaping, 

to give privacy to both the school and the surrounding residents, especially the 

new residents to the north in parcels 4.3 and 4.5.  
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4.19 Parcel 6  

The eastern portion of the site encloses the central open space and is outward 

looking on three of its main edges. 

This area of the site is arguably the most sensitive given its proximity to the 

listed building to the north and its relationship with Netherstowe Lane.  The 

development line on the western edge is set back to allow unobstructed views 

to the city from the existing listed building to the north of the site.   

Development edges will be predominantly detached in order to allow views in 

and out of the development, this is particularly important on the eastern edge 

(area 6.2) to ensure there is no dominating enclosure to Netherstowe Lane, 

which has a very rural and country lane feel. 

 A structural tree screen to the southern boundary provides a visual screen and 

allows buildings to ‘back’ onto this edge.  It is important that the structural tree 

screen is not included within the private curtilage of the buildings to ensure that 

this feature is not removed at a later stage.  

Views of surrounding fields and open space to the south of area 6.3  Location plan of 3D visual 

View 2 -  3D visual of how the key green space in area 6.3 may feel 
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4.20 Illustrative Site Sections 

Sections taken through the illustrative built form reinforce the objectives 

discussed in earlier sections of this document. 

The central open space spine can be seen as the topography forms a valley, 

and the form discussed in the sections of ‘space’ are clear to see. 

It is proposed that the natural topography of the site is not to substantially cut or 

filled, where possible the existing gradients will be utilised within the drainage 

strategy whilst maintaining the view corridors to the city.  
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4.21 Watery Lane Access Details 

The primary access into the site from the south is via Watery Lane.   

It is proposed that the priority of Watery Lane be altered so that traffic is 

directed into the new proposed development, this will encourage traffic cutting 

through up to Wood End to use the new and more convenient streets over the 

existing narrow and unlit Watery Lane to the north. 

The proposal does require some existing hedgerow to be removed but the 

impact is considered minimal and the loss of any vegetation will be mitigated by 

new planting within the development. 
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4.22 Netherstowe Lane Access Details 

The main traffic through the site is routed through on to Netherstowe Lane. 

At this junction it is proposed that the priority of Netherstowe Lane junction be 

changed so that traffic coming south flow into the development.   

To avoid excessive removal of the existing hedgerows it is proposed that 

pedestrian and cycle movement runs the other side of the hedgerow to allow its 

retention. 

The section of Netherstowe Lane between the Wood End Lane junction and 

access into the site is proposed to be widened where necessary. 
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4.23 Wood End Lane Access Details 

In the absence of HS2, the junction arrangement between Netherstowe Lane 

and Wood End Lane requires relatively minimal improvement as shown in 4.22 

on the opposite page. 

The Netherstowe Lane and Wood End Lane junction is proposed to be 

realigned and work together with the evolving HS2 plans, as incorporated into 

the drawing opposite.  
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5.0 Parameter Plans 

The following Parameter Plans outline flexible maximum and 

minimum development limits within which future detailed Reserved 

Matters proposals can progress forward.  It is the intention that 

these plans are formally approved as part of the outline planning 

permission. 

These cover a range of considerations such as Land Use, Areas of 

Built Development, Projected Building Heights, Landscape and Open 

Space Structure and Access and Movement. 



5.0 Parameter Plans 

5.1 Land Use.  

Residential Use 

Open Space 

Retirement Village 

Existing Craft Centre 

Existing Dwelling 

Community Use 

School Use 

Access route 
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5.2 Areas of Potential Built Development. 

Residential Use 

Retirement Village 

Existing Craft Centre 

Community Use 

School Use 

Access route 
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5.3 Building Heights. 

 

Up to two storey 

Up to two & a half storey 

Up to three storey 



5.0 Parameter Plans 

5.4 Landscape and Open Space Structure. 

 

Open Space - Formal and Informal 

Formal Open Space 

Potential water attenuation ponds 

Ecology / Natural habitat areas 

Proposed NEAP 

Proposed LEAP 

Existing / Remodelled Fishing Ponds 

Tree Planted Avenue 



5.0 Parameter Plans 

5.5 Access and Movement. 

 

Bus, Vehicular and Pedestrian Route 

Indicative Vehicular and Pedestrian Route 

Existing Public Footpath Route 

Pedestrian Route 
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6.0 Summary and Conclusion  



7.0 Conclusion and Summary. 

The illustrative masterplan has arrived through a comprehensive design 

process which has allowed the plan to evolve with the site constraints and 

opportunities. 

It is felt that this masterplan has sound and justified reasoning behind the 

design rationale whilst leaving enough of a flexible urban design framework for 

reserved matters to detail to evolve within. 

Above the many beneficial credentials this site offers there are two features that 

are considered unique, which other residential developments in the area coming 

through the planning process do not possess.   

The first feature is the mature open space network that is already established 

within the site.  By utilising the green spine for the primary open space it has 

created spaces with existing lakes, trees and hedgerows, these areas have an 

instant maturity and will help this development grow and development into a 

place and a community. 

The second feature is the Curborough Craft Centre, like the open space this 

area has an already established infrastructure and will provide residents with 

instant access to services by foot.  By allowing space for the craft centre to 

grow in the future gives a unique opportunity for the new community to be 

consulted and have a say in what uses are needed, rather than a 

predetermined structure of facilities. 

 

 



Document Ends 


	Design_and_Access_Statement_(October_2013)_Part1
	Design_and_Access_Statement_(October_2013)_Part2
	Design_and_Access_Statement_(October_2013)_Part3
	Design_and_Access_Statement_(October_2013)_Part4
	Design_and_Access_Statement_(October_2013)_Part5

