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Prepared by Pegasus Urban Design | Pegasus Urban Design is part of Pegasus Group Ltd | Prepared on behalf of Taylor
Wimpey, Persimmon Homes and Redrow Homes | June 2020 | Project Code P18-2773-200
Contact: Michael Cheng / Chris Hunter
COPYRIGHT The contents of this document must not be copied or reproduced in whole or in part without the written
consent of Pegasus Planning Group Ltd. Crown copyright.
All rights reserved, license number 100042093.

CONTENTS
01

Background & vision

4

02

Site and context

10

03

Planning context

22

04

Baseline analysis

26

05

Design process

34

06

Engagement

40

07

Masterplan

42

09

Implementation and delivery

66

10

Summary

70

01

BACKGROUND & VISION

HEALTHY LIVING VISION
The vision is to create a residential led,
Quadrant to the east of Leeds.

mixed use sustainable urban extension at Middle and Southern

The design of the development will be underpinned by the drive to promote safe and healthy places which
contribute to better health and well-being through the creation of high-quality new homes which are set
within attractive green spaces.

E A S T L E E D S H E A LT H Y L I V I N G

Therefore, the following topics related to healthy living outlined on this page have been carefully considered into the
design of the masterplan:

Green space and access to nature
There are important relationships
between accessible green spaces and
mental health and well-being. Access to
natural settings in neighbourhoods and
in the course of people’s daily routines
is likely to improve and maintain mental
health and well-being.
Active space for exercise
Positive, regular activity improves
mood, well-being and many mental
health outcomes.
Pro-social places to encourage positive
social interaction
One of the most important opportunities
for promoting good mental health are
natural, positive social interactions,
from close, confiding relationships to
feeling part of a community.
Safe Places
A sense of safety and security is integral
to people’s mental health and wellbeing. Spaces which are not overlooked
nor naturally surveilled encourage antisocial behaviours.
Air pollution
Studies have shown a correlation
between higher levels of air pollution
and associated health impacts.
Encouraging more sustainable modes
of transport such as walking and cycling
will help contribute towards cleaner air.
4

“The design of the built environment and
access to natural spaces is a major influence on
health and well-being. High quality residential
design with accessible local services that
reflect the community’s needs and support
its health, social and cultural wellbeing can
promote improved physical and mental health
and reduce healthcare costs in a number of
ways. These include physical activity, reducing
pollution, improving access to health services,
increasing energy efficiency and reducing
social isolation. Well-designed buildings and
public spaces generate health benefits and
reduce inequalities in health both in terms of
development and community well-being.”

Neighbourhoods for Living (2015)
MASTERPLAN DOCUMENT
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BACKGROUND & VISION

PURPOSE OF DOCUMENT
This Masterplan Document relates to the East Leeds Extension area
as identified in adopted Unitary Development Plan (UDP) Review
2006 from Red Hall in the north to Manston Lane in the south.
The purpose of this document is to fulfil the requirement of H33A.33, which identifies the East Leeds Extension for housing,
together with employment uses, greenspace and other ancillary
facilities subject to:
•

preparation of a development framework which will determine
the phasing, mix and location of uses, density of development
and location of access points;

The proposals comprise two separate
outline applications:
Middle Quadrant
Outline Planning Application for circa
875 dwellings including means of
primary vehicle access and central spine
road and associated infrastructure
works

provision of local, community and education facilities;
provision of an appropriate level of affordable housing
establishment of a significant overall landscape structure
including substantial planting to site boundaries and main
highway and footpath corridors

Southern Quadrant
Outline planning application for circa
925 dwellings including means of
primary vehicle access and central spine
road and association infrastructure
works and a 2.6ha community hub
facility (comprising primary school,
convenience store and health provision).

This document follows the approved development of Grimes Dyke
(now built out) and Northern Quadrant (resolution to grant planning
permission subject to S.106 at the time of writing) which formed
part of the East Leeds Extension area between the A58 Wetherby
Road and the A64 York Road identified in the UDP.

Overall, a total of 1,800 dwellings
are proposed across both quadrants.
For the purpose of this Masterplan
Framework Document however, both
quadrants will be presented.

This masterplan document will also look at:
•
•
•
E A S T L E E D S H E A LT H Y L I V I N G

APPLICATION PROPOSALS
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FIG 1) APPLICATION BOUNDARIES
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BACKGROUND & VISION

AUTHORS

THE APPLICANTS

This Masterplan Document has been
produced Pegasus Group.

Taylor Wimpey, Persimmon Homes and
Redrow Homes are three of the leading
national housebuilders renowned for building
high quality residential developments.

PEGASUS GROUP
This Masterplan Document has been
produced by Pegasus Group.

E A S T L E E D S H E A LT H Y L I V I N G

Pegasus Group is a leading independent
multi-disciplinary
consultancy
providing architecture, urban and
landscape design services as well as
planning, economics, and heritage.
The architecture, urban and landscape
design teams are experienced in
delivering masterplans and layouts
ranging from small scale developments
to large urban extensions. Our strength
in providing urban design, architecture
and landscape services within one
team ensures a comprehensive
masterplanning
process,
whilst
drawing upon the expertise of the wider
design team.

TAYLOR WIMPEY
Taylor Wimpey were formed in 2007,
following a merger of George Wimpey and
Taylor Woodrow. They build a wide range
of properties, from one and two bedroom
apartments to six bedroom detached houses,
with a broad price range including both
private and affordable homes. Their aim is
to develop vibrant communities with a true
sense of place that fit into their surrounding
area and meet the needs of local people.
PERSIMMON HOMES
Founded in 1972, Persimmon Homes build
over 16,000 new homes a year and are the
UK’s second largest housebuilders.
As well as creating jobs, Persimmon look
to enhance local communities in which
they build, often providing or contributing
to a range of new facilities and amenities
that benefit local people across the UK, not
just residents on their developments. For
example, in 2019, over £520m investment
was made to local communities, 750 acres
of public open space were provided and
4,679 homes were provided with ultra fast
broadband.
REDROW
As a prestige housebuilder, Redrow has
a proud reputation for building distinctive
and high quality homes across England
and Wales. Formed in 1974, Redrow’s ethos
‘Creating a Better Way for people to live’
focuses on:
•

•
•
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Developing in outstanding locations,
creating environments to stand the test
of time
Building beautiful homes, to a quality
unsurpassed by others
Employing the very best, dedicated
workforce and business partners, with
all stakeholders treated as equals

THE WIDER TEAM
The outline applications are supported
a variety of technical documents which
have been produced by a number of
companies including:
•

Johnson Mowat - Planning &
Viability

•

Pegasus Group - Landscape
Architecture

•

ID Civils - Flood Risk and Drainage

•

AECOM - Utilities & Ground
Conditions

•

Johnson Mowat - Heritage

•

Optima Highways -Transport

•

SLR -Ecology, Air Quality & Noise

•

Brooks - Ecology

•

Centara-Topography

•

Iain Tavendale -Arboriculture

•

Lichfields -Socio Economic
Benefits
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FIG 2) STRATEGIC CONTEXT
STRATEGIC CONTEXT
The East Leeds Healthy Living site
is located to the east of Leeds,
approximately 8km north east of the
city centre.
The nearby towns are Harrogate and
Wetherby are situated approximately 8
miles and north 12 miles north of the
site respectively, with Tadcaster and
York situated 8 and 17 miles respectively.
Bradford is situated 13.5 miles west of
the site with Wakefield and Barnsley
situated south of the site approximately
10 and 20 miles respectively.
10

SITE & CONTEXT

THE SITE

Southern Quadrant extends to around
46 hectares in total and is bounded
by Leeds Road to the north, Manston
Lane to the south. Again, the eastern
boundary will be bounded the proposed
ELOR once constructed. The western
edge of the site is immediately bounded
by Cock Beck, Pendas Fields residential
development and some industrial
uses north of Manston Lane. A public
footpath (LEEDS 116) runs along part
of the western boundary. As well as
the aforementioned industrial uses
and Pendas Fields, further beyond the
western boundary sits John Smeaton
Academy (secondary school) and John
Smeaton Leisure Centre. This site itself
comprises mostly agricultural fields
with existing vegetation along Cock
Beck.

MASTERPLAN DOCUMENT

Middle Quadrant equates to around 40.6
hectares and is bounded by York Road
A64 to the north and Leeds Road to the
south. The eastern boundary will be
bounded by ELOR once built and which
is currently occupied by agricultural
fields. The western boundary is
immediately bounded by Grymes Dike
and Cock Beck (and existing vegetation).
Further beyond the western boundary
is the settlement of Swarcliffe, a suburb
largely developed in the 1980’s. A public
footpath (LEEDS 114) runs along part
of the western boundary, with another
definitive footpath (LEEDS 113) running
down the western side of Cock Beck.
The land mostly comprises a series
of large fields of limited ecological
value with some good quality existing
trees along Cock Beck on the western
boundary.

FIG 3) SITE LOCATION
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SITE AND CONTEXT
HISTORICAL DEVELOPMENT
The maps on this page show how this
part of eastern Leeds has developed
over the past century or so.

OS-1894

The maps show that the area remained
largely undeveloped in the 19th century
aside from some ribbon development in
Seacroft.
Between 1894 and 1938, the city of
Leeds saw extensive development
which extended into the suburbs of
Crossgates.

OS-1938

E A S T L E E D S H E A LT H Y L I V I N G

The years between 1938 and 1956 saw a
small increase in development around
the centre of Crossgates.
Between 1956 and 1984 the settlements
of Manston, Swarcliffe and Whinmoor
were built which abut the western edge
of the site.
Since then, the developments of
Grymes Dike (north of the site) and new
developments off Manston Lane form
the most recent extensions.

OS-1956

OS-1984
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FIG 4) HISTORICAL DEVELOPMENT
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SITE AND CONTEXT
LOCAL CHARACTER
An assessment of the local character
around the site was undertaken,
including the architecture, building
form,
materials
and
boundary
treatments. An understanding of the
local context helps inform the detailed
design proposals by providing potential
design cues.
The following pages provide an overview
of the various architectural features,
vernacular, layout, parking and material
treatment to be found in the area.

E A S T L E E D S H E A LT H Y L I V I N G

Scale and Massing
The predominant building heights
for this part of Leeds is two storeys,
with the occasional single storey and
2.5 and 3 storey buildings on newer
developments.
Developments range from detached,
semi-detached,
terraces
and
apartments.
Colours and Material
The materials and colours used for
residential plots are being red, brown
and buff brick with red and grey roof
tiles.

SITE PHOTOGRAPH LOCATION PLAN

Boundary Treatments

Architectural styles

There is no consistent approach to front
boundary treatments in the area, which
range from red/buff brick walls, timber
fences, railings and hedges.

As page 13 identified, the immediate
surrounding area contains a significant
proportion of 1960’s, 1970’s and 1980’s
suburban housing which are not
particularly distinctive to the local area
and are of a style that was common
to the whole of the UK in the period of
which it was built, examples of which
are shown on this page.

In terms of rear boundary treatments,
these are usually made of 1.8-2m high
timber fences with occasional use of
brick walls.

14

B) PENDAS WALK

C) SWARCLIFFE DRIVE

D) SHERBURN ROAD

E) LYNNFIELD GARDENS

F) HAZEL AVENUE

NABURN ROAD

MANSTON AVENUE

MASTERPLAN DOCUMENT

A) A64/GRYMES Dike
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SITE AND CONTEXT

E A S T L E E D S H E A LT H Y L I V I N G

CROSS GATES SHOPPING CENTRE

LOCAL FACILITIES

PUBLIC TRANSPORT

The site is situated east of the Leeds
and is therefore located in a highly
sustainable location within a short 5
minute walk (400m) to shops, schools,
community facilities and green spaces.

There are frequent bus services
operating from various bus stops
surrounding the site. Eight bus stops
are located within a short walk from all
main vehicular gateways. Collectively
the bus stops provide access to
the No.11, 11A, 40, 56, X56, 64, 840
Coastliner and 843 Coastliner bus
services. The aforementioned buses
provide services to Leeds, Seacroft,
Scholes, Whinmoor, Tadcaster, York,
Malton, Pickering, Thornton-le-dale
and Whitby.

To the west of the site, there are a
number of shops such as a Co-Op
supermarket, community centre, leisure
centre and a pub amongst other uses.
There are also a number of primary
schools and secondary schools within a
5 minute walk of the site, including the
John Smeaton Academy and Grimes
Dike Primary School.

16

Trains operate half hourly to Leeds,
with alternate trains extending to
Bradford Interchange and Halifax,
Monday to Saturday with a reduced
service on Sunday. Trains also operate
between Blackpool, York, Hull, Selby
and Scarborough.

MASTERPLAN DOCUMENT

FIG 5) LOCAL FACILITIES PLAN
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SITE AND CONTEXT

E A S T L E E D S H E A LT H Y L I V I N G

MANSTON PARK

EXISTING LAND USE

ACCESS TO GREEN SPACE

The sites comprises a combined total
of approximately 86.6 ha of land within
a wider area of arable/farm land. The
majority of the site is currently arable/
farm land, which is bounded and
divided by a combination of hedgerows
and timber fences.

The land surrounding the eastern edge
of the site consists mainly of farm/
arable use. However as part of ELOR,
a new country park is proposed which
will be accessed through an underpass
being built as part of ELOR.

Cock Beck forms a substantial portion
of the western boundary, with extensive
dense woodland and buffer planting
separating the proposed site from the
already existing residential areas of
Swarcliffe, Stanks and Pendas Fields.

18

A ribbon of natural open space
associated with Cock Beck runs along
the majority of the western side of the
site, which contains several public
rights of way. Beyond Cock Beck,
the predominant land use consists
of residential, interspersed with
community and retail uses.

There is public open space throughout
the surrounding residential areas
including Manston Park, which
contains several tennis courts, football/
rugby pitches, a play area and bowling
green (see Fig 6). These areas of open
space are accessible through existing
footpaths shown on Figure 7.
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FIG 6) EXISTING LAND USE PLAN
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SITE AND CONTEXT

CONNECTIVITY
The site benefits from a good network of existing connections.
There are a number of existing public right of ways which
run through the site in an east:west direction and along
Cock Beck in the north:south direction. Swarcliffe Health
Trail runs along the western side of Cock Beck and provides
connections into the nearby settlements of Swarcliffe,
Crossgates, Manston, Whinmoor and beyond.
There are also a number of bus routes and bus stops within
a 5 minute walk of the site, as well as a cycle route (route
66) which provides an east:west connection. Crossgates
Train Station provides services westwards to Garforth and
beyond, as well as into Leeds City Centre. Thorpe Park Train
Station is also proposed to the south of the site and due to be
completed in the next few years.
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FIG 7) CONNECTIVITY PLAN
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PLANNING CONTEXT

LOCAL POLICY CONTEXT
The Leeds City Unitary Development
Plan Review was adopted in 2006 and
represents the key policy document at
local level in relation to the East Leeds
Extension.

2.

E A S T L E E D S H E A LT H Y L I V I N G

UNITARY DEVELOPMENT PLAN 2001
The Unitary Development Plan (UDP)
allocates land for housing at the ELE
via Policy H3.3A.33 which identifies
the East Leeds Extension for housing,
together with employment uses,
greenspace and other ancillary facilities
subject to:

3.

•

4.

preparation of a development
framework which will determine
the phasing, mix and location of
uses, density of development and
location of access points;

5.

It states that the masterplan document
must also look at:
•
•
•

provision of local, community and
education facilities;
provision of an appropriate level of
affordable housing
establishment of a significant
overall
landscape
structure
including substantial planting to
site boundaries and main highway
and footpath corridors

CORE STRATEGY
The Core Strategy for Leeds City Council
was originally adopted in November
2014 and an update of the CS was
adopted in 2019. CS policy P10 relates
to design and states that proposals will
be supported where they accord with
the following key principles:
1.

22

The size, scale, design and layout
of the development is appropriate
to its context and respects
the character and quality of
surrounding buildings; the streets

6.

and spaces that make up the public
realm and the wider locality.
The development protects and
enhances the district’s existing,
historic and natural assets, in
particular, historic and natural
site features and locally important
buildings, spaces, skylines and
views,
The development protects the
visual, residential and general
amenity of the area through high
quality design that protects and
enhances surrounding routes,
useable space, privacy, air quality
and satisfactory penetration of
sunlight and daylight,
Car parking, cycle, waste and
recycling storage should be
designed in a positive manner and
be integral to the development,
The development creates a safe
and secure environment that
reduces the opportunities for crime
without compromising community
cohesion,
The development is accessible to
all users

•
•
•
•
•
•
•
•
•

Paragraph 4.50 of the SPD states that
planning applications within the ELE
should also specifically address the
following design considerations:
•

•
•
•

•
EAST LEEDS EXTENSION
DEVELOPMENT FRAMEWORK
SUPPLEMENTARY PLANNING
DOCUMENT (SPD)
An SPD was published by Leeds
City Council in August 2018 for the
Northern, Middle and Southern
Quadrants of East Leeds Extension.
The purpose of the document is to
provide a clear framework to secure
the delivery of ELE and in particular the
required infrastructure to facilitate the
development.
The framework also sets out the broad
development guidelines for:
•
•
•

housing
connectivity
community facilities

school provision
health
retail
green infrastructure and
greenspace
heritage
drainage
surface coal
air quality and climate change
employment opportunities

•

•

Ensure that the eastern edge of
the ELE responds sensitively to
provide a transition and assimilate
development into the wider
landscape.
Seek to achieve the Nationally
Described Space Standards
Embrace modern methods of
construction
Ensure that the central internal
spine road is legible and in part
this shall be through an increase in
the proportion of greater building
heights.
Improve existing and provide
additional green routes for use
by pedestrians and cyclists
particularly to link greenspaces
and enhance permeability and
recreational use within and through
the site, both west to east and north
to south.
Encourage movement by providing
legible and permeable layout for
all modes and creating a network
of attractive cycle and pedestrian
connections to key destinations
within the existing built up area and
the wider rural landscape
Provide residential car parking in
line with the maximum standards
set out at Appendix 9A of the Unitary
Development Plan.

LOCAL DESIGN GUIDANCE
There are a number of local design
guidance which include (but not limited
to):
•
•
•
•
•

Core Strategy Policy P10
Neighbourhoods for Living Design
Guide
Leeds Street Design Guide
Planning Design for Health and
Well Being
Leeds Ten Urban Design Principles

To ensure high quality design for the
proposals, the principles established
in the above documents should be
embodied in the design and planning
process.
MASTERPLAN DOCUMENT

FIG 8) UDP PROPOSALS MAP EXTRACT

FIG 8) PLANNING FOR HEALTH AND WELL BEING EXTRACT
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PLANNING POLICIES

NATIONAL POLICY CONTEXT
NATIONAL PLANNING POLICY FRAMEWORK
The National Planning Policy Framework (“the Framework”); as revised in
February 2019, prescribes the Government’s planning policies for planmaking and
decision-taking in England at the local level; it is a key material consideration in
all planning decisions.
The framework states:

“The creation of high quality buildings and places is fundamental to
what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better
places in which to live and work and helps make development
acceptable to communities”. (Para 124).

E A S T L E E D S H E A LT H Y L I V I N G

Para 127 states that planning policies and decisions should ensure that
developments:
•
•
•

•

•

will function well and add to the overall quality of the area, not just for the
short term but over the lifetime of the development;
are visually attractive as a result of good architecture, layout and appropriate
and effective landscaping;
are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities);
establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building types and materials to create attractive, welcoming
and distinctive places to live, work and visit;
optimise the potential of the site to accommodate and sustain an appropriate
amount and mix of development (including green and other public space) and
support local facilities and transport networks; and create places that are
safe, inclusive and accessible and which promote health and well-being, with
a high standard of amenity for existing and future users; and where crime
and disorder, and the fear of crime, do not undermine the quality of life or
community cohesion and resilience.

Paragraph 91 states that planning policies and decisions should aim to achieve:

“...healthy, inclusive and safe places which promote social
interaction, are safe and accessible reducing opportunities for
crime and that support healthy lifestyles.”

24

PLANNING PRACTICE GUIDANCE

NATIONAL DESIGN GUIDE

BUILDING FOR LIFE 12

National guidance in the form of
Planning Practice guidance [NPPG]
published in March 2014 further
reinforce the NPPF’s commitment to
requiring good design by stating:

The national design guide sets out the
characteristics of well-designed places
and demonstrates what good design
means in practice which are:
•

Context

BfL’s 12 questions are designed to
help planning authorities, Urban
Development Corporations and home
builders create a structured and
focused design dialogue.

“Achieving good design is about
creating
places,
buildings
or spaces that work well for
everyone, look good, last well,
and will adapt to the needs of
future generations. Good design
responds in a practical and
creative way to both the function
and identity of a place.” [para 001,

•

Identity

•

Built form

•

Movement

•

Nature

•

Public Space

•

Uses

•

Homes and buildings

•

Resources

•

Lifespan

Planning Practice Guidance,
March 2014].

BfL12 uses a simple traffic light
system whereby a ‘red’ indicator
suggests that one or more aspects
of the design need to be considered;
‘ambers’ indicate a need for further
discussion or refinement. ‘Green’
indicators suggest one or more
aspects of a scheme have been well
considered and resolved.

Para 35 states that

“Well-designed places have
individual characteristics
which work together to
create its physical Character.
The ten characteristics help
to nurture and sustain a
sense of Community. They
work to positively address
environmental issues affecting
Climate. They all contribute
towards the cross-cutting
themes for good design set out
in the National Planning Policy
Framework.”

SECURE BY DESIGN (SBD)
SBD is a police initiative that improves
the security of buildings and their
immediate surroundings to provide
safe places to live, work, shop and visit.

25

MASTERPLAN DOCUMENT

The NPPG emphasises the importance
of good design, and states that good
quality design is an integral part of
sustainable development. The NPPG
recognises that good design responds
in a practical and creative way to both
the function and identity of a place. It
puts land, water, drainage, energy,
community, economic, infrastructure
and other such resources to the best
possible use.

BfL12 can also help identify what
issues really matter to local
communities and how development
proposals can respond positively to
these.
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BASELINE ANALYSIS

INTRODUCTION
The following section provides an overview of the various technical evidence base which has been undertaken over a period
of time, partly through the site allocation process and partly through submitting this outline application. Please note that
the following topics covered in this chapter is not an exhaustive list. For full details please see the accompanying reports
submitted with this application.

FLOOD RISK AND DRAINAGE

E A S T L E E D S H E A LT H Y L I V I N G

The site predominantly sits within Flood
Zone 1 and is therefore at low risk of
flooding from fluvial sources.
Part of the western edge of the site
is at risk of flooding (flood zone 2
and 3) principally from Cock Beck.
It is recommend that any proposed
development in these areas are avoided.
Any surface water from the site should
be attenuated by a network of SuDS
features before being discharged to
Cock Beck.

FIG 9) FLOOD RISK
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SERVICES & UTILITIES
A utilities report conducted by AECOM in
September 2018 to identify the existing
utilities assets within the application
site boundaries and vicinity. This would
identify any existing assets that may
need relocating or diverting in order to
allow development of the site.
The report identified a substation to
the north of Leeds Road (outside of
the application boundary) with 3 no.
HV overhead cables which are shown
to run from the substation towards the
north, east and south of the site. There
is approximately 3.6k of cable route
(each containing 3 cables that may need
diversion outside the site boundary].

MASTERPLAN DOCUMENT

There is also a 4” diameter water
main that runs parallel to Leeds Road.
Another 4” diameter water pipe cross
the northern corner of the southern
quadrant from Leeds Road in a northwest to south-east direction.
There is also an existing 675mm foul
sewer running east west in land to the
south of Leeds Road. It exits the site on
the western boundary with Smeaton
Approach..

FIG 10) UTILITIES
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B A S E L I N E A N A LY S I S
ECOLOGY & TREES
An ecological desktop study was
conducted by AECOM in August 2018
found that parts of the site are included
within Leeds Wildlife Habitat network
including:

E A S T L E E D S H E A LT H Y L I V I N G

•
•

Cock Beck and Grymes Dike
woodland/scrub along disused
railway
• woodland/scrub to the north east of
Leeds Road
• pond, running water and scrub
habitat to the north of Manston
Lane
The report recommends where
possible, the habitats which are
included within the Habitat Network
should be retained and enhanced to
ensure integrity of these habitats and
to maintain connectivity within the
site and to the wider landscape and to
comply with Local Planning Policy G9.
A buffer of at least 10m should be
provided along Cock Beck and Grimes
Dike to protect the watercourse and
associated riparian habitat.

FIG 11) ECOLOGY
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TOPOGRAPHY & VIEWS
A topographical survey was conducted
Centara in February 2019.
The Middle Quadrant generally slopes
south and west, towards Cock Beck and
its tributaries. The Middle Quadrant
falls from elevations of between
114mAOD and 85mAOD at the ELOR,
to elevations of between 94mAOD and
77mAOD at Cock Beck.

MASTERPLAN DOCUMENT

The Southern Quadrant is bisected by
Cock Beck. The north of this quadrant
generally slopes south and west,
towards Cock Beck and its tributaries.
The small portion of the southern
quadrant which is located south of
Cock Beck is divided by Manston Beck
running north. The land slopes primarily
east and west towards the tributary and
subsequently north towards Cock Beck.
The Southern Quadrant falls from
elevations of between 85mAOD and
75mAOD at the ELOR, to elevations of
between 77mAOD and 67mAOD at Cock
Beck.
In terms of views, there are no long
distance views within the site. Views
westwards are predominantly of the
existing trees associated with Cock
Beck, with glimpsed views of the
adjacent settlement. Views eastwards
are currenlly of arable/agricultural
fields, however these will mostly be
replaced with views of ELOR once built.

FIG 12) TOPOGRAPHY
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B A S E L I N E A N A LY S I S
HERITAGE

E A S T L E E D S H E A LT H Y L I V I N G

There are no designated heritage
assets that fall within the site however
there are a number of assets within
the vicinity of the site. In the majority
of cases the site, due to distance and
intervening landscape and built, it is
not considered to form a significant
element contributing to the setting of
these assets.
It is considered that the site forms
part of the historic landscape setting,
evidence past agricultural use, of
Morwick Hall, a Grade II Listed
Building, and the Scholes Conservation
Area located to the north and east. The
proposed development will not impact
substantively upon the key elements
which contribute positively to these
assets although some harm, which
is less than substantial, is identified
given loss of wider historic setting and
openness. This harm should however
be considered having regard to the
impact of the ELOR road construction
which will introduce a substantial visual
and physical boundary to the east of the
development site. Subject to mitigation
through landscape treatment it is
anticipated that development impact
will be minimal.
Current historic environment records
include evidence of historic settlement
activity within the site and its vicinity,
including possible evidence of late
prehistoric/Roman settlement within
the northern section south of Morwick
Farm. Given this, it is recommended that
a phase programme of archaeological
investigation, including geo-physical
evaluation and targeted trial trenching,
be agreed and undertaken prior to
development commencing. This will
allow for protection and recording of
the archaeological resource and, where
appropriate, measure to be adopted at
detailed design stage.
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Overall, development impact, subject to
landscape mitigation, is anticipated to
be minor in extent and effect amounting
to less than substantial harm in terms
of current Framework policy.
For further details, please refer to the
Environment Statement submitted with
this application.

GROUND INVESTIGATION
Rodgers Leask undertook a desktop
ground
investigation
assessment
in August 2019. The assessment
discovered a mineshaft within southern
quadrant, requiring a 20m exclusion
zone around the location of the shaft.
There is also evidence of opencast
highwalls (the exact locations can
only be determined through intrusive
investigation] and faults which cross
the site. Typically engineering solutions
such as piling can be use to mitigate
the risks.
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A phase 1 desk study was also
conducted by AECOM. Based on a
review of historical maps from 1850 to
2020, it was identified that the majority
of the middle quadrant has remained
unchanged as undeveloped agricultural
land with minor developments and a
historic railway line running through the
site. The risk of encountering ground
contamination is considered to be low
and the risk of encountering ground
contamination in the surrounding land
is also low to moderate.
It has been identified that the risk from
ground gas is considered to be low to
moderate. The site is considered to be
at low risk from Radon.

FIG 13) GROUND INVESTIGATION
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B A S E L I N E A N A LY S I S
CONNECTIONS
As outlined earlier on Page 20, the
site benefits from a good network of
existing connections, with a number
of footpaths which primarily run along
Cock Beck on the western boundary.
The footpath which runs along the
western side of Cock Beck is known as
‘Swarcliffe Health Trail’.
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There are two existing footpath
connections into Middle Quadrant,
one off the A64 and one off Swarcliffe
Health Trail.
There are four existing footpath
connections into Southern Quadrant.
One off Manston Lane on the southern
boundary, and two off the existing PROW
along the western boundary. There is
also one existing footpath connection
on the eastern boundary (see Figure
14).
There are also a number of bus stops
to the west of the site with bus routes
providing services towards local
destination such as Leeds City Centre.
Finally, East Leeds Orbital Route
(ELOR) is a new relief road which forms
the eastern boundary of the site. The
proposed dual carriageway will help
improve a number of existing outer ring
road junctions and support the East
Leeds Extension.
FIG 14) EXISTING CONNECTIONS
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LAND OWNERSHIPS
Figure 15 shows the various land
ownerships within the application
boundaries.

FIG 15) LAND OWNERSHIP PLAN

05
INTRODUCTION

E A S T L E E D S H E A LT H Y L I V I N G

The following chapter outlines the
design process and how the proposals
have been informed and evolved
through an analysis of the local context
(Chapter 2), planning policy (Chapter 3)
and the technical baseline information
(Chapter 4).

DESIGN PROCESS
DESIGN RESPONSES OF
LOCAL CONTEXT ANALYSIS
Following an analysis of the baseline
information, it is the considered that
the following responses are appropriate
design responses:

TOPIC

DESIGN RESPONSES

LOCAL CHARACTER

The site is predominantly surrounded
by development which was built in
the 1960’s, 1970’s and 1980’s which
were typical in style to the era in which
they were built rather than to the local
area. It is important therefore, that
the proposals create its own unique
character, whilst taking elements of
good design from the local area.

LOCAL FACILITIES AND PUBLIC
TRANSPORT

The site is within close walking
distance of a range of local facilities
and services. There are also a number
of bus stops adjacent to the site. It is
important, where possible, to provide
pedestrian/cycle links to the local
facilities and services as well as to
local transport to discourage the use
of travel by car and encourage healthy
lifestyles, promoting more sustainable
methods of travel such as walking and
cycling.

LAND USE, ACCESS TO GREEN
SPACE AND CONNECTIONS
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The site benefits from natural green
spaces along Cock Beck with existing
footpaths running alongside the beck.
The masterplan proposals should aim
to retain and enhance these green
areas where possible, and provide new
connections onto the existing right of
way.

DESIGN RESPONSES
OF PLANNING POLICY
ANALYSIS
As outlined in Chapter 3, the masterplan
proposals must accord with both
national and local planning policy.
The East Leeds Extension Development
Framework Supplementary Planning
Document (SPD) provides broad
development guidelines that will be
taken into the Masterplan proposals
including (but not limited to):
•
•

•

•
•

The document also contains an
Illustrative Concept Plan (Figure 18)
which shows how these development
guidelines could be applied. This was
the starting point for design.
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•

Creating East-West green links
Retain existing public right of
way where possible or divert as
necessary
Deliver an internal spine road
to meet the requirements of the
Leeds Street Design Guide
Maximise passive surveillance
by facing new development over
greenspaces
Provide small-scale local retail
provision
Provision for new primary school
and community facilities
FIG 16) ILLUSTRATIVE CONCEPT PLAN EXTRACT FROM ELE SPD
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DESIGN PROCESS

DESIGN RESPONSES TO
BASELINE ANALYSIS
Following an analysis of the baseline
information, it is the considered
that the following responses are
appropriate design responses:

TOPIC

DESIGN RESPONSES

FLOOD RISK AND DRAINAGE

Development must be avoided within areas at risk of flooding (Flood Zone 2 and 3).
These areas can be utilised as wetland areas/areas of naturalistic public open space
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SERVICES AND UTILITIES

A number of overhead cables cross the site. Early versions of the development proposals
(such as Figure 15 Concept Plan) had assumed that the overhead cables would remain,
however as the proposals developed, this approach was later reviewed.
Appropriate easements must be given to the existing sewer and water mains.

ECOLOGY & TREES

Existing trees, and hedges must be retained where possible and incorporated into the
scheme.

TOPOGRAPHY & VIEWS

Levels generally slope towards Cock Beck along the western boundary. The existing
topography does not pose any constraints to development.

HERITAGE

The setting of existing heritage assets must be respected where possible

GROUND INVESTIGATION

Evidence of opencast highwalls and faults across the site were found during a desktop
assessment. Typically engineering solutions such as piling can be use to mitigate any
risks.

CONNECTIONS

The masterplan should provide opportunities to link onto the existing connections so
the new occupiers of the development can utilise existing local services and facilities.
It is just as important that existing local residents can also utilise the new facilities and
footways that are proposed as part of this application.
Therefore, the retention and enhancement of existing public right of ways must be
considered during the design process.
The masterplan should also look at the provision of new foot and cycle links both into
existing settlement to the west and onto ELOR to the east.
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DESIGN PRINCIPLES
Based upon the analysis of the local
character, planning policy and baseline
information, the following design
principles were established:
URBAN DESIGN PRINCIPLES

LANDSCAPE PRINCIPLES

•

•

•

•

•
•

•
•
•
•

•

•

•
•

•
•

Create a strong green corridors to
support healthy living
Enhancing and creating new public
open spaces and delivering quality
public realm
Ensure residents are within close
walking distance of amenity green
space and areas of play
Clearly define the role of public,
private and communal spaces
Create an appropriate green setting
for the internal spine road with
green corridor/avenue planting
creating an impression of space
along this principal route.
Integrate green infrastructure with
East to West green corridors
Ensure new and existing footways
and cycleways are safe and
convenient to use
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•
•
•

Health and well-being as the main
driver
Provide high quality new housing to
meet the needs and requirements
of local people
Discourage anti-social behaviour
through ‘secure by design’ good
practice
Ensure frontage to public open
space
Discourage, where possible, the
need to travel by car by providing
foot and cycle links which are
overlooked and naturally surveilled
by houses
Create walkable neighbourhoods
Distinctive character areas
Ensure the development has
longevity, built for future
Ensure that the development is
accessible for all types of users
Create new facilities for existing
and future residents
Ensure visual and physical links
are created
Create a new community hub
centrally located so that it is
accessible to new occupants of
the site and to the existing local
community.
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SECTION TITLE

FIG 17) URBAN DESIGN AND LANDSCAPE STRATEGY
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CONCEPT PLAN
An initial concept plan was presented
to the design team, based upon an
analysis of the local character, planning
policy and baseline information.
This concept plan was first presented
to the
wider design team and
stakeholders, which then evolved
through the consultation process
presented in the next chapter.
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FIG 18)
17) CONCEPT PLAN
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It is important to gain comprehensive
views on any new proposals from a
variety of different parties including the
local authority, ward members and the
local community.
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This chapter outlines the consultation
process and how the design of the
masterplan has been influenced through
the engagement of stakeholders and
local communities.
A full appraisal of the pre-application
consultation process, including the
methodology and analysis of the
feedback received id provided in the
Statement of Community Involvement
(SCI) which accompanies the Planning
Application.

ENGAGEMENT
ENGAGEMENT WITH LEEDS CITY
COUNCIL
Prior to the submission of this Planning
Application, Taylor Wimpey, Persimmon
Homes and Redrow Homes have been
keen to engage with Leeds City Council
from an early stage. Whilst no formal
pre-application has been submitted,
dialogue remains ongoing with the
Council. The development team have
been regularly keeping the Council up to
speed with progress of the applications.
A number of initial engagement
meetings with the Council and the
development took place early last year,
which concluded in a series of design
and technical workshops in September,
October and November 2019.
An informal meeting was held with the
Council’s Officers and Ward Members
on 4th February 2020. General feedback
was provided on the draft layout.
A further meeting was scheduled for
30th March 2020 to review and assess
the progress of the applications, with
an intended discussion to cover matters
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such as landownerships, application
boundaries, school provision, playing
field provision and wider infrastructure.
Unfortunately, due to the Coronavirus,
the 30th March meeting was cancelled.
Throughout April and May 2020, the
developer team have continued weekly
dialogue with Leeds City Council via
Skype. These discussions centred on:
•
•
•
•
•
•
•

ELOR construction programme;
Agreeing application boundaries;
Agreeing the role of Leeds City
Council land in each quadrant;
Liaising
on
quantum
of
development;
Liaising on constraints;
Liaising on timing and impact on
social infrastructure; and
Liaising on Greenspace and local
links.

Updates on all the above have been
provided to Ward Members on a monthly
basis.

PUBLIC ENGAGEMENT

PUBLIC CONSULTATION EVENT TWO

A key part of the design process is
to gauge the thoughts of the local
community and residents. Due to the
high level of publicity of the application
sites undertaken via the consultation
through process of the Council’s SAP, it
was deemed most appropriate method
of engagement would be via two public
consultation events.

A second community consultation
event took place on Monday March 9th
at Barnbow Social Club from 3.30pm to
7.30pm.

PUBLIC CONSULTATION EVENT ONE

CONSULTATION OUTCOMES

The first community consultation event
was held at Swarcliffe Community
Centre on Tuesday 3rd March 2020 from
3pm – 7.30pm.

The developer consortium are pleased
that a number of people engaged
with the consultation process for the
proposed site and provided comments
during the pre-application process
and the Community Consultation
events were well attended by both local
residents and Local Councillors.

Approximately 30 residents attended
the consultation event. This included
two Local Councillors (Councillor
Grahame and Councillor Lennox).
Councillor Lennox advised that she had
notified two community groups within
her Ward about these events.
The feedback obtained from those
residents who attended this event
was in the main positive about the
development proposals for the Middle
and Southern Quadrant as well as there
being a general acceptance that the
proposed housing will go ahead.
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A total of 12 people from the applicant
team were in attendance at the event
and were available to discuss the
proposals forming both applications
with members of the public and to
address any issues raised.

Approximately 80 residents attended
the consultation event. Again, the level
of concern surrounsing teh proposals
was relatively low.

There was a general acceptance that
the scheme will go ahead and strong
support for the open space proposed.
Key issues raised included:
•
•
•
•

Highway impacts
Drainage
Wildlife
Community facilities

For further details please refer to the
Statement of Community Involvement
submitted with this application.

The majority of the negative comments
were in relation to ELOR.
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