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1. Introduction  
This Design and Access Statement (Rev D) supports a full planning application by William King 
Construction Ltd for the permanent establishment of contractors’ offices and a construction training 
academy at Plot 5B, Westlakes Science Park. 
 
The scheme has successfully operated for two years under a temporary approval (Ref. 
4/23/2251/0F1, granted November 2023). Compliance with all conditions has been demonstrated, 
and the site has delivered measurable economic and social value outcomes. This resubmission seeks 
permanent planning permission. 
 
This Statement assesses the proposal in relation to adopted and emerging Cumberland Local Plan 
2021–2038, the National Planning Policy Framework (2023), and wider strategic objectives including 
the Sellafield Programme and Project Partners (PPP). 
 
Site Evolution from Temporary Consent 
The site has operated successfully for two years under temporary permission Ref. 4/23/2251/0F1. 
During this period, operational learning and training delivery requirements led to minor refinements 
to the site layout, while remaining fully aligned with the originally approved use and purpose. 
 
Key changes since the temporary approval: 
 
The amenity and training functions have been consolidated within the main office building to improve 
supervision, safeguarding, and training delivery efficiency. 
 

• A small ISO storage unit has been installed to support secure tool storage. 

• Six lightweight timber covered work shelters have been erected to protect materials and 
training works from weather. 

• A modest open-fronted mixing shelter has been constructed to facilitate mortar and 
concrete mixing under cover. 

• An additional storage building has been installed to support increased operational demand 
and safe storage of training assets. 

 
These changes directly support the approved use — construction training, apprenticeships, and 
contractor office activities. No intensification beyond the approved operational scope is proposed. No 
changes are proposed to the approved drainage strategy. 
 

2. Flood Risk - Unchanged 
The site has been reviewed against Environment Agency flood mapping and site-specific assessments. 
It remains outside high-risk flood zones, benefitting from natural topography and existing drainage.  
 
Flood risk mitigation has been designed into the scheme, including channel drains at access points 
and sustainable surface water management strategies. 
 
Permanent use will not increase vulnerability to flooding. Policy ENV1 and NPPF Section 14 (Meeting 
the Challenge of Climate Change, Flooding and Coastal Change) are fully satisfied. 

 

3. Use  
The development consolidates the following uses: 

• Contractors’ Offices (B1/E Class): A permanent administrative and professional hub for 
WKC’s Sellafield and PPP operations. 
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• Construction Training Academy (D1/F1 Class): A dedicated skills centre aligned to regional 
workforce development strategies. 

• Community and Social Value Use: In partnership with local charities, schools, and UTCs, 
supporting disadvantaged and underrepresented groups in accessing construction careers. 

 
The permanent facility addresses the recognised skills shortage in masonry and civil construction, 
confirmed by industry reports and government commentary. Its permanence strengthens the 
capacity of West Cumbria’s economy to respond to long-term Sellafield and PPP demand. 
 
The refinement of on-site facilities since temporary consent has been functional, not strategic — the 
core use remains unchanged as contractor office space and a construction training academy. Updated 
structures ensure safe, efficient delivery of hands-on learning in all weather conditions, secure tool 
storage, and appropriate welfare provision. 
 

4. Appearance (unaltered) 
The proposed design uses a robust but flexible modular container system, clad and painted to ensure 
a professional finish consistent with neighbouring business park developments. Landscaping 
integrates native hedgerows and planting to soften boundaries, increase biodiversity, and ensure a 
sympathetic fit with the wider Westlakes environment. 
 
As a permanent feature, additional enhancements such as sustainable planting schemes, potential 
green screening, and improved external finishes will be introduced, reinforcing the professional and 
enduring nature of the facility. 

5. The Ingwell Road Vernacular  
Westlakes Science Park does not have a uniform architectural style. Instead, it accommodates a blend 
of modern and functional developments. The proposed academy has been designed to complement 
this mixed vernacular, prioritising functionality, sustainability, and visual harmony. 
 
Permanent approval will ensure further integration, with opportunities for additional landscaping and 
visual enhancements that support long-term character and placemaking objectives of the Local Plan. 

6. Site Character. 
The site sits adjacent to the Goodlives Project and is currently underutilised. Its conversion into a 
permanent academy and office facility maximises land use, promotes regeneration, and strengthens 
the economic and social fabric of Westlakes Science Park. The development enhances the character 
of the site, replacing vacant land with a vibrant and productive facility. 
 

7. Secured by Design 
Security measures meet Secured by Design principles, including: 

• 2.4m palisade fencing with vehicular and pedestrian gates. 

• PAS 24 compliant doors and windows. 

• Monitored CCTV linked to professional keyholder services. 
 
Permanent approval will sustain these measures, safeguarding both staff and assets while maintaining 
community confidence. 
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8. Energy Efficiency 
The development adopts sustainable design measures: 

• Fully insulated ISO containers with efficient heating and ventilation. 

• LED lighting and low-flow water fittings. 

• Site waste management plan and recycling infrastructure. 
 
Permanent consent will enable further investment in renewables (e.g., solar PV), enhanced building 
fabric, and carbon reduction strategies, supporting NPPF paragraph 158 (meeting net zero objectives). 

9. Access  
The site benefits from established access via Ingwell Drive and the A595. Provision includes: 

• 20 parking spaces. 

• Articulated vehicle access and turning areas. 

• Full-length channel drain at site entrance. 

• Pedestrian access in line with accessibility standards. 
 
Traffic management plans (wheel wash, road sweeping, banksman supervision) have been proven 
effective during temporary operation and will be maintained permanently. 

10. Scale 
The development consists of three modular units (office, training, and storage) totalling c. 88m², with 
associated parking and training areas. The scale is modest compared to surrounding Westlakes plots 
but proportionate to demand. Its permanence reflects the facility’s embedded role, with capacity to 
adapt to future growth if required. 

11. Proposal 
Permanent retention of the Contractors’ Offices & Training Academy will: 

• Secure at least 15 full-time equivalent posts. 

• Deliver ongoing apprenticeships and skills training. 

• Embed WKC’s white-collar base at Westlakes, supporting PPP and Sellafield projects. 
 
The proposal reflects the national presumption in favour of sustainable development (NPPF para 11). 

12. Overlooking & Impact 
The proposal seeks permanent permission for the site layout as currently operating. The temporary 
period allowed refinement of facilities to optimise training delivery, safety, storage of tools and 
materials, and welfare provision. All structures and uses remain consistent with the approved use 
class and purpose. 
 
The site is located in a business park with no immediate residential neighbours. Overlooking and 
amenity impacts are minimal. Landscaping, fencing, and building orientation ensure an appropriate 
and sensitive relationship with adjacent uses. 
 
The final site layout comprises: 
 

• Main office and training building (combined admin, classroom and amenity space) 

• Secure ISO storage unit 

• Retrospective storage building 

• Six lightweight timber work shelters 

• Cement mixing shelter 

• Retained parking and circulation areas 

• Retained fencing, access and drainage 
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These features support effective delivery of construction skills and training aligned with industry and 
Sellafield PPP requirements. 

13. Environmental and geological  
All environmental and geological investigations and construction stage requirements have now been 
completed in full. The site has been inspected, tested, and signed off through appropriate building 
control and environmental health processes. Key outcomes are as follows: 

• Ground Conditions: No contamination was identified. Site clearance and a comprehensive 
watch brief confirmed the land to be clean and free from hazardous materials. Certification 
of suitability is included in the supporting documents. 

• Foundations: Inspections by Building Control confirmed that the chosen foundation solution 
is fully compliant. Reinforced strip footings were approved and constructed to specification. 

• Radon Protection: A full radon barrier with vented subfloor system has been installed, 
meeting Building Regulations and ensuring long-term resilience. 

• Surface Water: No new surface water discharges have been created. Drainage is in line with 
the approved plan and mirrors the sustainable approach used on the adjacent Goodlives 
Project. 

 
Environmental Performance 

• Air quality monitoring was undertaken during works and confirmed no exceedance of 
thresholds. 

• Noise and vibration were monitored and managed within acceptable limits. 

• All potentially hazardous materials were tested and confirmed clear. Certification of 
clearance is provided. 

• Existing infrastructure has been cleaned, tested, and verified as free from oils or 
contaminants. 

• Completion reports and certification are included within the project handover pack. 

• Works were delivered fully in line with the Construction Phase Plan and Health & Safety 
Method Statement. 

 
Contaminated Land 
The site is now formally confirmed to be free from contamination, with no requirement for 
remediation. This conclusion is supported by testing and certification post-construction. 
 
Noise Management 
Construction noise was kept within permitted hours (08:00–17:00). Permanent use generates only 
low-level office and training activity, with no adverse impacts. 
 
Road Cleaning 
During construction, mechanical road sweeping and wheel washing were employed, ensuring no 
detriment to the public highway. The site now operates cleanly and without disruption. 
Air Quality/Dust Management 
Dust was effectively managed through damping and protective measures during works. Permanent 
use generates no significant dust emissions. 
 
Waste Management 
All construction and hazardous waste was removed in compliance with the Hazardous Waste 
Regulations 2009. Waste transfer notes and certificates are held on file. 
 
Water Courses and Groundwater 
No watercourses were affected during works, and none will be impacted by the permanent facility. 
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14. BNG Compliance Statement – Plot 5B, Westlakes Science Park 
 
Application Reference: DAS-001 
Applicant: William King Construction Ltd 
Proposal: Permanent Use of Contractors’ Offices & Construction Training Academy 
 
1. Statutory Context 
In accordance with Schedule 7A of the Town and Country Planning Act 1990 (as amended) and the 
Environment Act 2021, all full planning applications determined after February 2024 are subject to 
the Biodiversity Net Gain (BNG) Condition unless an exemption applies. 
 
This proposal is a full planning application for non-residential development with a site area of 0.2893 
hectares. It does not fall within an exempt category (householder, small sites <25m², or Section 73). 
BNG therefore applies. 
 
2. Baseline Habitat 

• The site is previously developed, consisting of hardstanding and modular units already in situ 
under the extant temporary consent (Ref: 4/23/2251/0F1). 

• Prior to development, the land was cleared and confirmed as low ecological value (grassland 
with limited semi-improved habitat). 

• No irreplaceable habitats are present (per the Biodiversity Gain Requirements (Irreplaceable 
Habitat) Regulations 2024). 

 
3. Biodiversity Enhancements 
The permanent use allows long-term investment in landscaping and ecological management: 
 

• Native Hedgerows & Planting: Perimeter planting to strengthen ecological corridors and 
provide habitat for pollinators and birds. 

• Wildflower Seeding: Low-maintenance wildflower grass margins to replace amenity 
grassland. 

• Green Screening / Additional Shrub Planting: To soften visual impact and deliver measurable 
habitat units. 

• Ongoing Management: Annual maintenance plan to sustain biodiversity value, including 
trimming outside bird nesting season and soil enrichment. 

 
4. Delivery of Net Gain 
Using the DEFRA Statutory Metric (version 4.1), the scheme can deliver a net increase in habitat units 
by converting mown grassland margins into wildflower grassland and introducing native hedgerows. 
This represents a measurable uplift against the cleared/bare ground baseline. 
 
The Applicant commits to achieving a minimum of 10% Biodiversity Net Gain through: 
 

• On-site landscaping measures (detailed above). 

• Long-term management (minimum 30 years) in line with statutory requirements. 
 
5. Conclusion 
This BNG Compliance Statement confirms that: 

• The scheme is subject to BNG legislation. 

• Baseline habitat is low-value and easily enhanced. 

• The Applicant has identified proportionate on-site measures to deliver and sustain a 10% net 
gain. 
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The Local Planning Authority is therefore respectfully invited to validate and determine the 
application on the basis that the statutory BNG condition will be secured through planning condition 
and delivered via landscaping plans at implementation stage. 
 

Biodiversity Net Gain (BNG) Metric Summary 
This summary table demonstrates the baseline habitats against the proposed enhancements for Plot 
5B, Westlakes Science Park. It provides a simplified calculation of habitat units using DEFRA Statutory 
Metric v4.1 to evidence delivery of at least 10% Biodiversity Net Gain. 
 

Habitat Type Area / Length Habitat Units (DEFRA 
Metric) 

BNG Contribution 

Modified Grassland 
(mown, poor quality) - 

Baseline 

1,000 m² 0.5 (low 
distinctiveness, poor 

condition) 

Baseline – low 
ecological value 

Hardstanding (existing 
cabins/parking) - 

Baseline 

1,800 m² 0.0 Neutral (no units) 

Wildflower Grassland 
(proposed 

enhancement) 

1,000 m² 2.5 (moderate 
distinctiveness, good 

condition) 

+2.0 units net gain 

Native Hedgerow 
(proposed planting) 

100 m (linear) 1.2 (moderate 
distinctiveness, good 

condition) 

+1.2 units net gain 

 
Conclusion: The proposed enhancements (wildflower grassland and native hedgerow) deliver 
measurable uplift in biodiversity units compared to baseline conditions. This results in a net gain 
comfortably exceeding the statutory 10% requirement. Full BNG details can be secured by planning 

condition. 
 

15. Drainage 
The scheme employs a Marsh Ensign Ultra Treatment Plant for foul drainage and natural ground 
percolation for surface water, in line with Building Regulations Part H. The design was validated under 
temporary use and is now confirmed as suitable for permanent operation. Regular maintenance 
schedules are in place. 
 
No amendments are proposed to the approved drainage strategy. Surface water and foul drainage 
arrangements remain exactly as previously permitted under temporary consent. 
 

16. Vision 
The permanent vision is to: 
 

• Create a flagship training hub for West Cumbria’s construction workforce. 

• Provide a long-term employment and business base. 

• Deliver measurable community benefits through education, training, and apprenticeships. 

• Support regional levelling-up objectives and Sellafield’s long-term project delivery. 

17. Social Impact Justification 
The scheme delivers exceptional social value: 
 

• Media Recognition: BBC and News & Star highlight the need for construction training 
facilities; WKC responds directly. 
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• PPP Aspire Academy: Strong alignment with regional workforce development. 

• Community Engagement: Active partnerships with schools, UTCs, and charities delivering 
inclusive training. 

• CSR Strategy: WKC’s published commitments ensure lasting social, environmental, and 
economic benefits. 

 
Permanent approval will ensure continuity and expansion of these benefits, embedding the facility in 
the region’s skills ecosystem. 
 

18. Conclusion 
This resubmission for permanent approval demonstrates that the Contractors Offices & Construction 
Training Academy is compliant with planning policy, environmentally sustainable, socially impactful, 
and economically essential. The Local Planning Authority is respectfully invited to grant permanent 
planning permission. 
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19. Appendices 
 
Photo 1 – East to West 60m 
 

 
 
Photo 2 – West to East 60m 
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Photo 3 – South to North 60m 
 

 
 
Photo 4 – North to South 60m 
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Photo 5 – Plan View 120m 
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Fig 4 – Copeland Local Plan – 2013-2028  
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Fig 5 – Flood Map (Environment Agency) 
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Fig 6 – Radon Report (BGS) – 50 Arlecdon Road (closest property to the plot) 
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Fig 7 – Cumberland Highways Road Classification (Private Roads Within Westlakes) 
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Fig 8 – Copeland development boundary 
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Fig 9 – Westlakes Marketing  
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Fig 10 – Local Authority Planning Approval 
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THE END 
 


