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INTRODUCTION

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

As mentioned earlier, two separate
outline applications will be submitted:
one for Middle Quadrant and one for
Southern. For the purposes of this
document, both sites will be presented.
For full details please refer to page 6 of
this document.
The Illustrative Masterplan also includes
Gibson Land (see Figure 15) which falls
outside of the red line boundary but
are presented to demonstrate how this
land could be developed should it come
forward at a later date. For more details
on this, please refer to the Environment
Impact Assessment submitted with this
application.

THE MASTERPLAN
VISION
The vision is to create a residential led, mixed use sustainable
extension at Middle and Southern Quadrant to the east of Leeds.

urban

The design of the development will be underpinned by the drive to promote
safe and healthy places which contribute to better health and wellbeing through the creation of high-quality new homes which are set
within attractive green spaces.
THE MASTERPLAN
An Illustrative Masterplan is presented
on Figures 20 and 21, which has
come together through an analysis
of local character, national and local
planing policy, technical information
and through consultation. These were
outlined in the earlier chapters.
Although the application is for outline
only, the Illustrative Masterplan has
been designed to a relatively detailed
level in order to demonstrate the
feasibility of the site.
The Masterplan sets out the broad
spatial framework for Middle and
Southern Quadrant and establishes the
following key principles (fulfilling the
requirements of UDP policy H3-3A-33)
that will guide future development:
•
•
•
•
•
•
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mix and location of uses
urban design principles
movement and access
density of development
landscape and green
infrastructure strategy
phasing

LOCATION OF USES

MIX

The East Leeds Extension is primarily allocated for residential use, with ancillary
supporting infrastructure.

At this stage the precise mix of housing
is not specified as this will be a detailed
matter established by future reserved
matters application(s). However, it is
envisaged that there will be a mix of
one, two and three bedroom properties
for first time buyers, young couples/
families and ‘downsizers’ as well as
larger, three, four and five bedroom
houses.

875 dwellings are proposed at Middle Quadrant.
925 dwellings, a 2.6ha community hub facility (comprising primary school,
convenience store and health and sports provision) is proposed at Southern
Quadrant.
Overall, a total of 1,800 dwellings are proposed across Middle and Southern
Quadrant.

FIG 19) DEVELOPMENT ZONES PLAN
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The mix will include a range of forms,
including detached, semi-detached,
short terraces and apartments. In
addition, a mix of tenure options will be
provided, comprising market housing
and affordable housing (to be discussed
with Leeds City Council) with these
made available for shared ownership/
low cost homes and affordable rent.
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FIG 20) ILLUSTRATIVE MASTERPLAN - MIDDLE QUADRANT
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FIG 21) ILLUSTRATIVE MASTERPLAN - SOUTHERN QUADRANT
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HEALTH AND WELL
BEING

URBAN DESIGN
PRINCIPLES
The images presented on these pages
are for illustrative purposes only.
However, they demonstrate how good
urban design principles, centred around
healthy living, can be achieved.

SENSE OF SECURITY

Having access to pedestrian and cycle
links will encourage healthy forms of
exercise such as running, cycling and
dog walking. Regular exercise not only
improves one’s physical health, but also
mental health through the release of
endorphins.

A sense of safety and security is
integral to people’s mental health
and well-being. Providing spaces that
are overlooked by dwellings provides
natural surveillance and discourages
anti-social behaviour.

ACCESS TO NATURE

PRO-SOCIAL PLACES

Having access to natural settings, such
as Cock Beck, is likely to improve and
maintain good health and well being.

Design features such as shared
surfaces, where vehicles, pedestrians
and cycles all share the same status,
provide opportunities for social
interactions, promoting good health
through building relationships with
your neighbours and feeling part of a
community.
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EXERCISE

REDUCING THE IMPACT OF CLIMATE
CHANGE TO CONTRIBUTE TO BETTER
AIR QUALITY
Encouraging more sustainable modes
of transport such as walking and
cycling will reduce the amount of CO2
emmisions usually emitted by vehicles,
helping to contribute to cleaner air.
Studies have shown a correlation
between cleaner air and better physical
health.
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SAFE PLACES

ACTIVE FRONTAGES TO PUBLIC
SPACES

The provision of footways and cycle
ways must be overlooked and naturally
surveilled to ensure people feel safe.

Providing the active frontages of
dwellings to front over public spaces
(such as streets or open space) provides
natural surveillance. This gives a sense
of security and a sense of ownership
to anyone using this open space and
discourages any anti-social behaviour.

CAR PARKING

PERIMETER BLOCKS

Appropriate car parking is key to
creating a safe place. Making sure
people can see their car from their
home provides a sense of security
and discourages any potential crime.
Therefore, in-curtilage parking should
be provided where possible.

Designing in perimeter blocks makes
a clear distinction between the ‘fronts’
and ‘backs’. Buildings should front onto
streets, whilst back gardens should
be at the back and face each other to
form secure private areas which are
inaccessible to the public.

SAFE WALKING AND CYCLING

MASTERPLAN DOCUMENT

47

THE MASTERPLAN

ATTRACTIVE
STREETS
ENCLOSURE

CORNER TURNING BUILDINGS

Locating dwellings to help terminate
key vistas, such as a view down the
street, should be used where possible.
This creates a memorable feature in the
development, aiding legibility and helps
people find their way around. Using
2.5 storey properties to terminate key
vistas is an effective way of acheiving
this. Key vistas may also be terminated
by open space.

Although the predominant scale will
be 2 storeys (to reflect the surrounding
context), providing 2.5 and 3 storey
properties can help to create greater
enclosure to a space. This may be
appropriate (but not restricted to) along
wider streets (such as the Spine Road),
dwellings overlooking public open
space, or where a buildings can help
frame a view down a key vista.

Where dwelling are located on corners,
the elevations seen from the street
should, where possible, have windows
to them. This helps to animate the
street, ensuring that streets aren’t
dominated by blank walls.
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KEY VISTAS

DISTINCT CHARACTER AREAS

STREET PLANTING

Distinct character areas can be created through various methods. For example,
through street geometry, such as the Spine Road shown in this illustration where
the footpath and shared foot/cycleway is segregated from the carriageway by a 3m
grass verge. This helps give this particular street distinct character.

Providing street planting helps soften
the streetscene, particularly where cars
are parked to the front of dwellings.

The use of boundary treatments, landscaping and building materials can also help
create distinct character areas which helps contribute to attractive streets.
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MOVEMENT &
CONNECTIVITY

LINKS ONTO ELOR

STREETS FOR PEOPLE

A shared foot/cycleway is proposed
as part of ELOR. It is important that
good pedestrian and cycle links and
connections are provided onto this.

The layout should be designed to make easy for all users to move through, as well as
offering a safe environment for all. Walking and cycling should be as convenient as
using the car. Segregated foot and cycleways along the spine road help encourages
travel through walking or cycling. Shared surfaces, where appropriate, branching
off the spine road elevates the role of pedestrian and cyclists who share the same
status as motorists.
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HIERARCHY OF STREETS

SLOWING TRAFFIC SPEEDS

Creating a simple hierarchy of streets
helps to aid legibility within the
development and help users find their
way around. More detail is provided on
Page 50.

Bends in the street limits the motorists
forward line of vision, forcing them to
drive at a slower speeds, thus creating
safer streets. Providing junctions within
a street also raises the alertness of
the motorists driving behaviour, thus
helping to slow down driving speeds.
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ACCESS
Vehicular access points are proposed at
the following locations:
MIDDLE QUADRANT
•
•

Roundabout off the ELOR/A64
junction (northern access)
T junction off Leeds Road (southern
access)

SOUTHERN QUADRANT
•
•
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•

T junction off Leeds Road (northern
access)
T junction off Manston Lane
(southern access)
T junction off Smeaton Approach
(to serve community hub)

For further detail please refer to the
detailed Access plans submitted with
this application.

PEDESTRIAN/CYCLE LINKS AND
PUBLIC TRANSPORT
As outlined earlier in this document,
the site benefits from a good network
of existing pedestrian links, particularly
along the western edge of the site,
along Cock Beck. It is important that
the proposals retain and enhance these
links where possible.
It was also outlined that there are a
number of existing connections into the
site. Based on the location of existing
facilities to the west, and the proposed
East:West green corridors presented
as part of these proposals, there are
a number of suggested connections
points identified on Figure 23.
A new connection point to the west at
Middle Quadrant will provide access to
the existing John Smeaton Academy.
Other proposed new connection points
will provide connections onto ELOR and
beyond.
A new bus route down the spine road
will provide the community with a
sustainable mode of transport, as well
as retaining links westwards where
there is already a good network of bus
routes and stops.
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TRAVEL PLAN
In accordance with the travel demand
management
strategy
for
the
development, it is proposed that in
addition to the provision of physical
infrastructure,
the
developers
contribute towards the setting up
and operation of a Travel Plan. The
Travel Plan will consist of a number of
measures and initiatives to encourage
sustainable trip making and create a
modal shift away from single occupancy
journeys, encourage use of public
transport and walking/cycling facilities.
For further details please see the Travel
Plan submitted with this application.
INCLUSIVE ACCESS
Any detailed design must be in
accordance with ‘Planning and Access
For Disabled People: A Good Practice
Guide’.
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FIG 22) PEDESTRIAN/CYCLE LINKS AND PUBLIC TRANSPORT
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FIG 23) STREET HIERARCHY
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STREET HIERARCHY
A simple street hierarchy is proposed to aid legibility so users can navigate their way
around the development with ease. Detailed plans are submitted for the spine road. The
detailed design of highways branching off the spine road is to be discussed with Leeds City
Council through the submission of reserved matters. However, the following illustrations
on this page demonstrate how Leeds Street Design guide principles could be applied:

SPINE ROAD
The proposed spine road will be 6.75m in width,
which is considered wide enough to accommodate a
bus route. A 3m grass verge either side is proposed
where there is planting, or 1m grass verge where
no planting is proposed, in line with adopted policy.
Then there is a segregated 2m footpath on one
side and a 3m shared foot/cycleway on the other.
The spine route will serve the entire development,
providing a north to south link.
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PRIMARY ROUTE
Designed to serve up to 200 dwellings, the primary
routes will have a carriageway of 5.5m wide with a
2m footpath either side.

SHARED SURFACE
Designed to serve up to 50 dwellings the
share surface will have a carriageway
width of 5.5m, with a 2m footpath on
one side and a 0.6m margin on the
other. Level surface shared spaces may
have 0.6m margin on both sides of the
carriageway which can serve up to 10
dwellings.

PRIVATE DRIVE
Minimum of 3.3m with first 10m having a minimum
width of 4.8m if taken off the Spine Road. 6m should
be given where vehicles are expected to reverse out
of parking bays
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THE MASTERPLAN
CAR PARKING
One of the key elements to creating an
attractive development is to ensure that
the building layout and landscaping of
the scheme are the prominent features
of the development. Therefore, parking
and bin storage need to be carefully
considered so that they do not dominate
the streets.
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The precise details of parking will be
agreed at the detailed stage however
a number of parking typologies are
proposed so that sufficient parking
spaces are provided both for visitors
and residents.
By providing enough spaces, it
discourages unplanned parking such as
‘kerb mounting’ which can often spoil
the streetscene. The general principle
is therefore to provide:
• One bedroom properties with a single
parking space;
• Two/three bedroom properties with
1.5-2 parking spaces;
• Four/five bedroom properties with a
minimum of three parking spaces.
It is also important to provide a balanced
range of parking typologies to create a
well formed streetscene and to achieve
various building/ street layouts. A
combination of car parking treatments
creates more capacity, visual interest
and a more successful place.
Spine Road
Direct access off the Spine Road
should be limited where possible to
avoid parked cars across the proposed
3m grass verges. Direct access will
be appropriate in certain areas, for
example, where there are limited
numbers of junctions so that the
potential conflict of users reversing
out of their drives are not conflicting
with people exiting junctions. Recent
development at Grimes Dyke shows
how direct access can work. A range
of parking solutions (outline in this
section) should be utilised.
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Garages
Private garages should be provided
for larger three, four and five bedroom
properties where possible, usually
to the side of properties, behind the
building line so that it does not become
a prominent feature of the street.
Garages are served by driveways which
have enough space to park one or two
cars in front. Garages can also act as
external storage space to store items
such as bicycles, recycling and waste
bins so that they are not stored in view
of the street.
Integral garages
Houses with integral garages that
are grouped in rows of four or more
properties, could be set behind strong
boundary treatments such as hedges
and trees, where appropriate, to soften
the appearance of cars parked in front
of these dwellings.
Front parking/on-street parking
Where front parking is proposed, effort
has been made to absorb the cars into
the street through the provision of street
planting to help soften the appearance
of parked cars.
Rear parking
Where rear parking is proposed,
the boundary treatments should be
carefully considered.
External storage
As the application relates to an outline
application, the specific details of bin
storage space will be given at a later
stage. However, the principle which
will be applied is for bin storage to
be provided to the side or rear of all
properties where possible so that they
do not spoil the streetscene.

DENSITY
The total site area equates to a
combined total of 86.6ha and it is
proposed that up to 1,800 dwellings will
be delivered on approximately 47.3ha
of net developable land. This equates
to a gross density of 21 dwellings per
hectare and an average net density of
38 dwellings per hectare across the site
which is considered appropriate for this
local context.
It may be appropriate to vary the
densities across the site. For example,
higher density development may be
appropriate along the Spine Road where
the front to front distances between
buildings are greater. Similarly,
lower density development may be
appropriate along the edges of the site
where development fronts over open
space, to create a softer edge. Figure
25 demonstrates how these varied
densities could be applied.
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FIG 24) DENSITY
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THE MASTERPLAN
SCALE
As identified earlier, the surrounding built form is predominantly 2 storeys
high (with occasional single storey and three storey). It is the intention that the
predominantly proposed storey heights are 2 storey, however taller buildings may
be appropriate at certain locations such as (but not limited to):
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• wider streets (such as the Spine Road) to provide enclosure;
• gateways (to form a gateway feature);
• overlooking public open space (to provide enclosure);
• at key vistas e.g a view down a street;
• along a street to vary the roof heights.
.
Figure 25 demonstrates how these principles could be applied but is purely
indicative at this stage.
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FIG 25) BUILDING HEIGHTS
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THE MASTERPLAN
LANDSCAPE AND GREEN
INFRASTRUCTURE STRATEGY
KEY DRIVERS OF THE LANDSCAPE
STRATEGY
Having regard of landscape, ecology
and SUDS strategy plans whilst keeping
well-being at the centre the key drivers
of the landscape strategy are as follows:
•

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

•

•

•

•

•

•

58

Creating and enhancing greenspace
and improving access to nature
through green corridors in strategic
locations, in turn, informing where
areas of open space and woodland
are best located;
Creating new wildlife corridors
across the scheme where they are
not otherwise retained increasing
biodiversity and improving habitat
connectivity;
Significant ecological areas of
planting and trees retained and
supplemented where possible and;
Improving links and space for
exercise to encourage positive
interaction and improve well-being;
The opportunities to strengthen
character and derive benefits from
green infrastructure;
Using the site levels to inform the
locations of the SuDS ponds and
increasing resilience to flooding;
Provide high-quality public realm.

RECREATION AND WELL-BEING
PROVISION
Generous formal open space provision
is embedded and located in the green
infrastructure network and provides
a range of accessible recreational,
sports,
play
and
semi-natural
greenspace. The Landscape and Green
Infrastructure Plan identifies the extent,
type and character of this provision.
The new main driving route through
the proposed development is proposed
to have pedestrian and cycle links
buffered with planted verges. Potential
for greening methods such as street
tree lined avenue and kerb cutaways
for drainage rain gardens and in turn
increasing resilience to flooding.
Green corridors are proposed across
the scheme to provide feature links with
possibility for natural play features and
ecological enhancements by increasing
biodiversity and improving habitat
connectivity.
Existing woodland areas would be
enhanced and added upon to edge
recreational spaces and would also
provide publicly attractive accessible
areas to increase positive well-being
and aid mental health. Retaining and
enhancing the existing woodland along
Cock Beck and improving connectivity
to the existing Public Right of Way.
The naturalistic approach to green
infrastructure should be publicly
accessible and offer an opportunity for
imaginative play and natural play. Open
spaces should be well-located, range in
size and support a variety of activities
wherever possible. This will allow
children of different ages and abilities
to play throughout the site.
Wherever possible existing footpaths
will be retained or diverted and
enhanced with planting. The proposals
to promote health and well-being
with suggested footpaths through
vegetation, potential woodland creation
and habitat enhancement.

FIG 26) GREEN SPACE TYPOLOGY (MIDDLE QUADRANT)
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THE MASTERPLAN
ECOLOGICAL ENHANCEMENT
As part of a careful programme of
integration consistent with multifunctional
green
infrastructure
strategies, the ecological enhancement
measures to support biodiversity
include:

•

•

•

•

•
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•

•
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The brook, grassland and some of
the woodland within the western
edge of the site will be retained,
enhanced and supplemented;
Recreating species rich grassland/
meadow in public open space
areas;
Pro-actively manage and improve
wildlife corridors and habitat
connections;
Create open water features in
association
with
sustainable
drainage systems;
Where appropriate enhance existing
hedgerow networks and make
sure boundaries are permeable to
wildlife;
Retain and enhance the existing
corridors formed by the watercourse
and associated woodland habitats;
Create new wildlife corridors across
other allocated sites where they are
not being otherwise retained;

By adopting these measures they will
tie into the Leeds city region Green
Infrastructure Strategy document as
well as the wider ELOR (East Leeds
Orbital Route) SPD and plans. They
will help with ecological enhancement,
health and well-being, help mitigate
pollution, encourage exercise and
create a sense of place.

FIG 27) GREEN SPACE TYPOLOGY (SOUTHERN QUADRANT)
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THE MASTERPLAN
APPEARANCE

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

As the applications relate only to outline,
the specific architectural details and
materials will be determined at a
later stage. The earlier local character
analysis highlighted that there is little
distinct character to draw upon as
the local vernacular mainly consists
of 1960’s, 1970’s and 1980’s suburban
housing which could be found
anywhere in the UK. Therefore the
aim is to create residential areas with
distinct characteristics that respond to
the street hierarchy, range in density,
building heights, boundary treatments
and varied in building materials.
The following images are for illustrative
purpose only but give an indication of
what the development could look like.
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IMPLEMENTATION & DELIVERY

PHASING

PHASE ONE

The phasing is anticipated to come
forward in broad phases as illustrated
by Figure 27. Please note, that the plan
is purely indicative at this stage and
is subject to change further down the
line but gives a broad indication of the
general timings for delivery.

It is assumed that the proposed new
access points (see Page 50) will all
come forward immediately to enable
development to start at the northern
and southern ends of both quadrants.
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The delivery of the spine road will
coincide with the relevant phases.

It is envisaged that Phase 1 will deliver
approximately 1,200 units across both
quadrants (300 units off each access
point), alongside the Community
Hub, consisting of a primary school,
convenience store and health facility. It
is recognised that there will be a point in
time where the critical mass of the local
population triggers a demand for the
new primary school. S106 agreement(s)
will assist in establishing the timing and
delivery of the primary school in liaison
with Leeds City Council.
It is estimated that Phase One will be
delivered within 3 years of any reserve
matters being approved.
PHASE TWO
Phase Two will deliver approximately
400 units across both quadrants. It is
anticipated this will take place between
years 4 to 7.
PHASE THREE
Phase Three will deliver the last
remaining units (approximately 200
units). It is within Phase Three that the
spine road is anticipated to ‘join up’
from it’s northern and southern access
points. This will take place between
years 8-11.
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The following principles will be applied
to the phasing:
•

An appropriate mix of housing
development within each quadrant
in accordance with the Core
Strategy.

•

Consideration will be made to
construction traffic management
in phasing approach to ensure that
this does not impact unacceptably
on existing or new residents.
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FIG 27) PHASING PLAN
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I M P L E M E N TAT I O N & D E L I V E R Y
NEXT STEPS
The following diagram provides an
overview of the potential next steps
following outline consent of these
applications.

SUBMISSION
OF OUTLINE
PLANNING
APPLICATION

OUTLINE
APPROVAL

SUMMER
2020

AUTUMN
2020

RESERVE
MATTERS
SUBMISSION

WINTER
2020/
2021

RESERVE
MATTERS
APPROVAL

CONDITIONS, LAND PURCHASE,
INFRASTRUCTURE AND SITE
COMMENCEMENT

RESIDENTIAL
DEVELOPMENT

SPRING

AUTUMN / WINTER
2021

2022
ONWARDS

2021
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The proposals are seeking outline
planning permission for:
•

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

•

circa 875 dwellings, including
means of primary vehicle access
and central spine road and
associate infrastructure works at
Middle Quadrant and;
circa 925 dwellings including
means of primary vehicle access
and central spine road and
associated infrastructure works
and a 2.6ha community hub facility
(comprising primary school,
convenience store and health
provision).

This masterplan document has
demonstrated that the masterplan
has come together through a thorough
analysis of the local character, planning
policy, technical information and
engagement with stakeholders and
the local community. The vision of the
masterplan has been underpinned
by the drive to create a development
designed for healthy living.
The result is a proposal which promises
a mixed use development led by
high quality new housing, set within
a framework of attractive, safe and
functional green open spaces. Existing
footpaths, which provide vital links into
the existing community, will be retained
and new links created onto ELOR.
The design of the masterplan responds
to the current climate emergency
and encourages sustainable forms of
travel, such as walking and cycling,
whilst maintaining the practicalities of
car ownership, by providing sufficient
car parking which will be sensitively
designed into the streetscapes so it
does not dominate.
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SUMMARY
Overall, the proposals will form a
sustainable urban extension to the east
side of Leeds, providing much needed
new homes and created vital new jobs.
A summary of the overall benefits is
provided on Page 71.

THE PROPOSAL

1,800

New homes

15% *

Other details:

Affordable homes

2 Form Entry Primary School
Convenience Store
Health Facility

* to be discussed with LCC

CONSTRUCTION BENEFITS
530 Jobs

£225m

Construction value

Construction jobs

£73.8m GVA

800 Jobs

(Full-Time Equivalent jobs supported
p.a. over the 7.25 year build period)

(Total construction cost)
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Supply chain jobs

Economic output

(indirect/induced Full-Time Equivalent
jobs supported p.a.)

(Total construction cost)

OPERATIONAL AND EXPENDITURE BENEFITS
33 Direct FTE
jobs

(Additional jobs from new
retail/education uses)

£10m

First occupation
expenditure

(Spending to make a house
‘feel like a home)

13 FTE Supply chain
jobs
(Indirect/induced jobs supported)

£34.1

Resident expenditure

(Within local shops and services
p.a.)

£1.4m

Economic output
(Additional GVA p.a.)

580 FTE Jobs

(Supported by increased
expenditure in local area)

LOCAL AUTHORITY REVENUE BENEFITS

£10.6m

New Homes Bonus
payments
(Over a 4 year period)

£2.5m

Council Tax revenues
(p.a.)

£45,000

Business Rates payments
(p.a.)
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