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1. Introduction 
 
This Design and Access Statement has been prepared to support the 

outline planning application for the redevelopment of land at Calvert Lane, 

Hull.   

 

It is prepared by Lambert Smith Hampton on behalf of BRB (Residuary) 

Limited.     

 

The Application 

 

The site was formerly occupied by Jewson’s the Builders Merchants, and 

prior to this a railway coal siding.  The site is now vacant and cleared, 

except for a number of concrete floor slabs of previous buildings which 

remain in situ.     

 

This application is an outline application for 158 residential dwellings with 

all matters reserved for subsequent approval except for access.  Therefore 

this application seeks the principle of development at this location and 

whether the proposed access is acceptable in relation to the highway.    

 

It is the applicant’s intention to redevelop this brownfield site to provide 

residential development for up to 158 dwellings and a Locally Equipped 

Play Area on this vacant and cleared site making efficient use of this 

wasted resource.      

 

This application seeks to secure an outline planning approval for a 

residential development on the site.  This Design and Access statement 

addresses the issues of design and access for the application as a whole.   

 

Document Structure 

This Design and Access Statement is structured as follows: 

·  Design Policy Context of the site – an over view of relevant     
guidance 

 
·  Site Context – analysis of local mix of land uses, character, 

movement and access 
 
·  Design Parameters 
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2. Site Context 
 
Site Location 
 

The site is located in the urban area of Hull, approximately 1.8 miles east 

of the City Centre where there are numerous shops, facilities and services.  

The residential properties to the east of Calvert Lane are two storey semi-

detached and terraced housing.  This location also comprises a car sales 

showroom, a plumbing centre and a kitchen shop.   

 

To the north of the application site is a local centre where there are 

numerous shops and other services.  A location plan of the site is shown 

opposite.           

 

The site totals some 6.5ha and is irregular in shape.  However, the 

illustrative layout plan highlights the developable area, which amounts to 

some 3.9ha.  The proposal site lies to the west of Calvert Lane which 

connects to Anlaby Road to the south and Spring Bank West to the north.  

Both these roads lead to the City Centre to the east.   

 

The Spring Bank West junction contains a local centre containing 

numerous shops and facilities including a fish and chip shop, a taxi firm, 

bakers, takeaways, a laundrette, hairdressers, an accountancy firm, 

church, bank, vacant Kwik Save Store with associated parking to the rear, 

a sandwich shop, estate agents, and a chemist. Off-license, pet shop, 

newsagents, betting shop, butchers, jewellers and a public house The 

Hastings.   

 

Immediately north of the site is a public footpath, beyond which are 

residential dwellings.  To the west is an area of amenity space, beyond 

which are residential dwellings and to the south is a flat grassy area which 

was used by the local schools as playing fields but now lies vacant and 

overgrown.     

 

Site Location Plan  
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3. Urban Design Analysis 
 

This section documents the urban design analysis of the site undertaken, 

illustrated with plans and photographs.  The analysis considers the 

movement and linkages, the land uses and activities, the buildings and 

townscape and the public realm and open spaces, around the site. 

 

Movement and Linkages 

 

The plan below highlights the main and local roads surrounding the site. 

 

Anlaby Road runs south of the application site.  It is one of the main 

arterial routes into Hull City Centre from the west and connects Hull to the 

wider area.  Calvert Lane links up with Anlaby Road to the south. 

 

Spring Bank West runs to the north of the application site.  It is another 

main route into Hull City Centre from the west and also connects Hull to 

the wider area.  Calvert Lane links up with Spring Bank West to the north.   

 

Adjacent to the junction Calvert Lane/Anlaby Road is a bus shelter less 

than 300m away from the application site.  There are several buses which 

run from this site including the number 60 and 61 which run to Cottingham.  

The 62 goes to Setting Dyke, and the 64 goes to Cottingham, Castle Hill 

Hospital and Willerby.  All four services also run to Hull Paragon 

Interchange (the major new bus and train station).  There are also regular 

bus services which run along Anlaby Road providing a frequent service to 

Hull Paragon Interchange as well as regular services to the Infirmary.  Bus 

routes serving these bus stops include the routes 2, 151, 153, 154, 155 

and N2.                 

 

The site is in a sustainable location, which has previously been accepted 

by the Council and the Local Plan Inspector by allocating the site for 

housing and by the Council’s refusal to grant a further temporary planning 

permission on the site for a builders merchants to operate here as it would 

be contrary to bringing the site forward for residential development.   The 

proposed site is approximately: 

 

·  125 metres to the Important Local Centre on the Spring Bank West 

junction;   

·  2.8km to Hull City Centre; 

·  470m to Eastfield Primary School  

·  450m to Cherub Children’s Nursery 

·  1.1km to Tescos Express on Anlaby Road; 

·  1.6km to Sainsburys Local on Anlaby Road; 

·  3.6km to Waitrose on Beverley Road 

·  3.9km to Aldi on Beverley Road; 
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·  There are 74 GP practices within 5 miles of the application site 

which are currently accepting new patients.  The closest are The 

Calvert Lane GP Practice, 110a Calvert Lane and The GP practice 

919 Spring Bank West which are both located less than 0.4km from 

the site.   

·  1.6km from several other primary schools including: Ainthorpe 

Primary School, Ainthorpe Grove; Anlaby Acre Heads Primary 

School, Welbourn Walk; and Priory Primary School, Priory Road.     

·  1.8km to Pickering High School, Pickering Road.    

   

The site is therefore easily accessible by foot or by bicycle from the 

surrounding residential areas to a wide range of shops, services and 

facilities.   

 

The site benefits from an existing access which is taken off Calvert Lane to 

the west of the application site.   

 

 

 

 

 

 

 

Plan showing local routes in surrounding area 

 

 

----- Local Route  ---- Main route 

---- Proposed Development Site 
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Land Uses and Activities 

 

The land uses and activities surrounding the site are shown on the plan 

below.   

 

As previously discussed the site is currently a vacant, cleared site.  It is 

surrounded by a mix of uses, with residential properties dominating to the 

north, south and west.  However, there are a number of green spaces 

immediately to the south and south west of the application site.  The 

northern section of the application site also forms a green corridor which 

relates to its former use as a railway, but which is now dismantled.  The 

open space areas to the south and south west of the application site are 

designated as existing urban greenspaces in the Local Plan.  The northern 

section of the proposals site is designated as a green network, an existing 

urban greenspace and a site of nature conservation interest.  Further to 

the north and west are residential dwellings and further to the west are 

residential dwellings and a TA Centre.   

 

The residential properties on Calvert Lane are traditional two storey semi-

detached and terraced housing.  There are also a mixture of businesses 

and office space along Calvert Lane.  

 

To the west the housing is predominately two storey terraced housing.      

 

           

Plan illustrating the land uses in the surrounding area 

 

 

----- Open Space       ----- Application Site  

----- Residential Area    ----- Local Roads 

----- Shops  --------  Main Roads 

------- Former coal siding   ------- Dismantled railway 

-------  School       
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Buildings and Townscape 

 

The application site has been cleared and as such there are no buildings 

of architectural interest contained within the existing site.   

 

The character of the area is predominately residential.   To the north the 

area also comprises a local centre containing shops, facilities and 

services.     

 

 

Traditional housing on Calvert Lane 

 

 

 

 

Properties have short front gardens particularly to the east of Central Road 

and elongated gardens to the rear.  Low brick walls predominate the front 

boundaries.  Some of the properties have space for off-street parking to 

the frontages.   

   

The site is roughly the same level as the surrounding residential properties 

(except the north part of the application site which is some 2m higher due 

to the location of the former railway).   However to the north west part of 

the application site the levels gradually reduce so that they are only some 

1m higher than the existing concrete slabs.  The residential properties 

along Calvert Lane are characterised by bay windows, porches and front 

gables.  Properties are generally a mix 2 storey semi-detached and 

terraced houses constructed with red brick and grey roof tiles and 

hipped/pitched roofs.     

 

The proposed residential site can easily relate to the surrounding 

residential properties.       
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Houses on Calvert Lane 

 

Public Realm and Open Space 

 

The public realm consists of the roadways and footpaths, the former 

railway and the amenity space within the surrounding area.   

 

The former railway line is located at the northern part of the application site 

and runs east to west.  It is predominately a cinder track which lies some 

2m higher than the concrete slab area of the application site.  The track is 

currently used by members of the public for recreational purposes.  The 

lower levels of this embankment are overgrown with dense bushes, 

brambles and self seeded silver birch and not generally accessible by the 

general public.   

    

Track along the former railway line 

 

To the south of the application site is the former playing fields off Calvert 

Lane.  There is no official public access to this area, as the site is currently 

fenced off with palisade fencing.   
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Former playing fields off Calvert Lane 

 

Given the amenity space, former playing fields and former railway line, the 

area has a feeling of openness, whilst retaining an urban form further 

north, south, east and west.   

    

Key Design Issues 

 

The urban design analysis has identified the key physical influences which 

have helped to shape the indicative layout and content.  In designing this 

outline scheme the architects have interpreted these influences into 

parameters for development of the site, which will be significant in shaping 

the proposals for the site. 

 

The key design and land use issues are: 

 

·  The cleared site offers the scope for the redevelopment of the site 

for a different use.  The residential character of the area in close 

proximity to Hull City Centre means that the most suitable 

alternative use for the area whilst retaining much of the open space 

is residential.   

·  Access to the site is single access via Calvert Lane.    

·  The location of the site is considerably lower than its immediate 

context to the north.  Therefore the distance to this embankment 

has to be carefully considered to protect the amenity of the future 

occupants.   

·  The reduction in height of the embankment to the north west and 

the condition of this area provides an opportunity to redevelop this 

part of the site for housing.    

·  There is an existing footpath which runs to the north of the 

application site.  Opportunities are available to link the development 

site up to these footpaths and into the urban greenspace and green 

networks providing a pleasant logical linkage to these open areas.       

·  Opportunity to provide new affordable housing alongside market 

value properties.      
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4. Design Process 
The ongoing design process has involved: 

·  A review of the site context; 
 
·  An understanding of the development potential of the site; 
 
·  An assessment of the planning policy and guidance; and  
 
·  Consultation with Hull City Council. 
 

 

The design process documented so far indicates that residential 

development is an appropriate and efficient use of this vacant, derelict site, 

which takes full advantage of its location within a residential area and the 

Urban Greenspace to the west and north of the development.      

 

The development will benefit both the neighbouring residents and the 

wider community through the provision of a high quality, well designed, 

residential development which meets modern day requirements in a 

sustainable and accessible location close to jobs and services.  It supports 

the local economy, providing housing for nearby workers, reducing the 

need to travel.   

 

The neighbours will benefit through the positive redevelopment of this site.  

High quality, sensitively designed residential development will be a 

preferred neighbour to a cleared, vacant site, with only a limited 

opportunity for alternative use.   

 

Planning Policy 
 
The following have been taken into account, although this list is not 

exhaustive.  The accompanying Planning Statement sets out a fuller 

review of relevant planning policy. 

·  Planning Policy Guidance and Planning Policy Statements (PPS1, 

PPS3, PPS9, PPG13, PPS25); 

·  Regional Spatial Strategy for Yorkshire and Humber May 2008; and 

·  Hull City Local Plan (2000). 

 
Design Guidance 
 
A range of national and local design guidance and best practice has been 

considered in the preparation of the illustrative scheme.  They include: 

·  By Design (DTLR/CABE) 

·  Urban Design Compendium (English Partnerships and Housing 

Corporation) 
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Involvement 
 
In developing the proposals there have been pre-application discussions 

with the Officers of the Council which were undertaken on behalf of the 

applicant.  These discussions included officers from Development Control 

and the Highways Department.   

 

Comments made by the officers at the Council have been taken into 

consideration when designing the indicative layout and density of this 

outline application.     

 

The outcome of these discussions confirmed the authority’s acceptance of 

a residential scheme on the site for a total of up to 158 dwellings.     

 
Design Development 
 
The process of developing the indicative layout of the scheme is explained 

in the following sections of this statement in terms of the residential 

proposals.   

 

 

 

5. Housing Proposals Design  

Evaluation 

 

The indicative site layout has been prepared by Downes Illingsworth 

Partnership Ltd and developed through discussion of the proposals with 

Hull City Council.     

 

The application seeks outline consent for up to 158 dwellings with all 

matters reserved for subsequent approval except access.  This allows for 

a density of 41dph, which takes in the parameters of the site. 

   

Design Concept 

 

The design concept for the site is influenced and responds to the following: 

 

The sites relationship between the Urban Greenspace, Green Network 

and site of Nature Conservation Interest to the north and north west and 

the urban greenspace to the south and the houses that front Calvert Lane 

to the east.   

 

The need to provide linkages in and out of the adjacent Urban 

Greenspace.      
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The need to provide private amenity space and where possible off street 

parking to reduce the on street presence of motor vehicles.    

 

The need to provide a Locally Equipped Area of Play within the site.   

 

The need to provide properties which look outward to gain advantage of 

the views over the open space, whilst maintaining inward facing properties 

to create interface with ‘the street’ within the limitations of the site depth.     

 

The site layout incorporates a new road, turning heads and footpaths to 

adoptable standards with focal points at these turning heads.       

 

Development Parameters 

The development parameters for the site, which are respected in the 

proposed site layout, are as follows: 

·  The desire to fit in with the scale and character of the surrounding 

area. 

·  To ensure that proposed dwellings provide sufficient amenity space 

for their occupants. 

·  To ensure that linkages are provided to the adjacent Green 

Networks and Urban Greenspaces.   

·  To provide adoptable roads and footpaths within the site.    

 

Quantum of Development 

The developable area of the housing site measures some 3.9ha and will 

be developed entirely for residential use (C3 Use Class).   

 

The proposed site layout, developed in response to the site context and 

development parameters, demonstrates that up to 158 residential units 

can be accommodated on the site.  This comprises of 9 two bed flats 

above garages, 52 two bed semi-detached/terraced housing, 92 three bed 

semi-detached/terraced housing and 5 four bed detached housing.   

 

The proposed height of the dwellings will be two storey with some 

accommodation in the roofspace, reflecting the height and massing of the 

residential properties in the surrounding area.   

 

Parking will be provided in the form of integral, detached and off street 

parking.       

 

Appearance  

 

The appearances of the proposed houses will be illustrated at the 

Reserved Matters Application stage.   
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Landscape and Open Space 

 

Landscaping is reserved for subsequent approval and is not part of this 

application.   

 

Each proposed dwelling is to have a private garden, with spaces at the 

front and back of the properties.   

 

Scale and Massing 

 

The proposed building footprints are laid out in response to the site 

parameters and the context (as discussed previously). 

 

The scale of the development is as follows:  

 

·  2.5 storey dwelling houses are situated in the prominent locations of 

turning heads and the entrance to the proposed scheme to provide a 

focal point in the streetscene.  The rest of the proposed houses will 

be 2 storey.   

 

 

6. Access and Movement  
This section of the report considers the aspects of access and movement 

relating to the vehicles, pedestrians/cyclists, public transport plus disabled 

access strategy for the residential element. 

 

The accessibility issues relating to the detailed design of the new 

properties and the issues of access to, from, in and around the site are 

discussed here. 

 

Vehicle Access and Parking 

 

As illustrated on the indicative site layout plan, the new properties will be 

accessed from Calvert Lane.  The proposed vehicular access is a priority 

give-way junction on to Calvert Lane, located approximately 90m south of 

the existing old railway bridge, in the same location as the existing access.  

 

The access road is proposed to be 5.5m wide with a 2m footway on each 

side in accordance with Manual for Streets guidance.  Vehicles will be able 

to turn off the internal carriage way and park in front of their properties, 

their integral or dedicated garages or parking court areas.     
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The proposed parking is sufficient to prevent on street parking to the 

detriment of highway safety.     

 

The proposal has been designed to reduce car speeds and allow people to 

walk, relax and play alongside the streets.  It also incorporates access 

arrangements for disabled people to ensure they are not excluded or put 

at risk.      

 

Pedestrian and Cycle Access 

 

The development will be fully accessible to pedestrians and cyclists, by 

means of the carriage ways, cycle ways and footpaths of the existing 

roads and the proposed new access road and footpaths.     

 

The proposal therefore provides the opportunity for walking and cycling in 

a safe environment.   

 

Public Transport 

 

The site is well served by bus stops on Calvert Lane, Anlaby Road and 

Spring bank West.  A plan showing the existing bus stops within the local 

vicinity can be found in the Appendices of the Transport Assessment 

submitted with this application.  Hull City Centre is some 1.8 miles from the 

site.     

 

Access for All 

 

The site layout plan takes into account access for all and forms the basis 

for the barrier free, fully accessible development.   
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7. Conclusions 
This Design and Access Statement demonstrates that the proposed 

scheme is appropriate in its context.  The development of the site for 

residential development would contribute to the following aims: 

 

·  The proposal achieves an efficient layout resulting in more 

economical use of previously developed land. 

·  The proposal involves the introduction of up to 158 two to two and 

half storey houses which creates a more interesting and varied 

streetscape and provides for an increased mix of households and 

much needed family housing. 

·  The proposal will result in a well planned residential development 

which echoes the local vernacular and will be easily absorbed into 

the surrounding area. 

 

·  The proposed development has been designed to function well and 

has considered the opportunities available for improving the 

character and quality of the area. 

·  The proposed development addresses the needs of all in society 

and is accessible, useable and easy to understand. 

 

For the above reasons, it is considered that the proposed development 

complies with national planning guidance [in particular Circular 01/2006 

Guidance on Changes to the Development Control System], together with 

the policies contained in the Development Plan.  As a consequence, 

planning permissions should be granted for the proposed scheme.   

 

 

 


