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Introduction
This Document

The Planning Application

This Design and Access Statement (DAS) accompanies an Outline
planning application submitted on behalf of Hallam Land Management Ltd
which seeks approval for the delivery of up to 100 new dwellings, open
space and land reserved for a primary school on land between Otley
Road and Church Lane, Adel. The site area is 12.86 ha.

The planning application is in outline with all matters reserved, except for
the means of access. It is for:

Previous Application
This planning application follows a joint application in 2014 by Hallam
Land and Barratt Homes. This application raised concerns from English
Heritage in relation to the effects of the nearby conservation area, and
from Leeds City Council with the following issues raised in the reason for
refusal;
•
•
•
•

Prematurity in the context of the Leeds site allocations Plan;
Failure to include or facilitate significant benefits;
Failure to meet the criteria of intermin housing policy; and
Failure to satisfy local highway concerns.

‘Residential development (Use Class C3) for up to 100 dwellings and
land reserved for a primary school with construction of vehicular access
from Otley Road, to the north west and Ash Road to the south, areas of
open space, landscaping, ecology treatments and associated works.’
This document describes the key issues taken into consideration in the
design of the scheme and sets out the key principles which will be applied
to the layout and design of the development.
The precise details of:
• Layout (i.e. detailed layouts for development areas);
• Scale (i.e. precise dimensions for individual buildings);
• Appearance (i.e. finishes for buildings and public open spaces);
• Landscaping (i.e. detailed levels, hard landscape treatments and
planting plans);
will be included within more detailed Reserved Matters Application(s)
once the planning principles are established through this application.
The drawings which comprise the planning application are:
•
•
•
•
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588A-07B Site Location
588A-26B Development Framework Plan
588A-25E Illustrative Layout
588A-29A Illustrative Masterplan
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THE SITE
St. John The
Baptist Church

• A well designed place which will respect the existing character of
Adel-St John and sensitively preserve the setting and open character
of the Church of St. John the Baptist and Adel-St John Conservation
Area;

Headingley Golf
Course

BLACK
MOOR

• A new place for sustainable family living which is set within a well
planned green infrastructure framework, well integrated with the
surrounding area;
• Improved pedestrian and cycle connections through the site,
including improvments to the existing footpaths which run through
the site;
• A new 2 ha, 2FE Place Junior School and associated playing fields;

Lawnswood Cemetery

A660 to Headingley & Lee

ds

Bedquilts
Recreation Ground

ADEL-ST JOHN

• A range of high quality homes, including affordable housing, which will
enhance the choice of homes in Adel;
• Best practice in urban, landscape and ecological design in order to
create a high quality development which will sit comfortably into the
surroundings and offer a good standard of amenity for all existing and
future occupants.
This Design and Access Statement explains how this vision will be met,
through sensitive site layout and other commitments from the applicant
which will ensure the delivery of the best possible scheme.

Site Location within Adel
2
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Planning Context
The design and layout of the site is shaped by a wide range of planning
policy and other guidance. The key policies and documents which have
influenced the scheme are set out below.

National Planning Policy
The National Planning Policy Framework (NPPF) was published on 27 March
2012, coming into immediate effect and replacing all previous Planning Policy
Guidance notes (PPGs) and Planning Policy Statements (PPSs).
The NPPF promotes ‘presumption in favour of sustainable development’.
The following core planning principles are set out within the NPPF which
relate to the design and layout of the proposed development at Maldon
Road:
•
•
•
•
•

Promoting sustainable transport;
Delivering a wide choice of high quality homes;
Requiring good design;
Promoting healthy communities;
Meeting the challenge of climate change, flooding and coastal
challenge;
• Conserving and enhancing the natural environment.
The proposals for land off Church Lane as presented within this
document consistently follow the principles set out in the NPPF.

Local Planning Policy
The application site lies within an area currently identified as Protected
areas of search for long term development (Policy N34) under the spatial
development strategy of the Leeds Core Strategy (Adopted November
2014). This shows that the application site has been identified as having
met the strategy for housing distribution set out under Spatial Policy 6, and
has therefore been designated outside Green Belt policy to meet future
development needs.
Local policies of relevance to the design and layout of the site are:

Policy T2: Accessibility Requirements and New Development
Sets out requirment for new developments to be located in accessible
locations, served by roads and public transport, with safe access for
pedestrians cyclists and people with impaired mobility.
Policy G3: Standards for Open Space, Sport and Recreation
Sets out standards of Open Space, Sport and Recreation, and provision
requirements of new open space.

Policy H1: Managed Release of Sites

Policy G4: New Green Space Provision
Sets quantity of new green space required for new developments.

Policy H3: Density of Residential Development
Sets out net density limits of new housing deveopments

Policy G8: Protection of Important Species and Habitats

Policy H4: Housing Mix
Sets out requirement to provide varied mix of dwelling types and sizes
Policy H5: Affordable Housing
Sets on-site provision targets for affordable housing
Policy P10: Design
Defines specific design requirements based on contextual analysis,
appropriate scale and to be of good quality.
Policy P11: Conservation
Sets out requirements for the conservation of the historic environemnt,
archaeological remains, historic buildings townscapes and landscapes.
Particularly the setting of locally significant historic assets.
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Policy P12: Landscape
Conserve and enhancement of Leeds’ townscapes and landscapes

Policy G9: Biodiversity Improvements
Policy EN1: Climate Change - Carbon Dioxide Reduction
Sets requirments of new developments to reduce predicted CO2
emissions, and provide a minimum of 10% predicted energy levels from
low carbon means.
Policy EN2: Sustainable Design and Construction
Requires developments where feasible to meet at least the standard set
by BREAAM or Code for Sustainable Homes.
Policy EN5: Managing Flood Risk
Requirement for flood risk to be considered in new developments, and
make space for flood management systems.

Planning Context
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Saved Policies of the Unitary Development Plan of relevance to the Site are:
GP5: General Planning Considerations
GP11: Sustainable Development
N8: Green Corridor
N18-22: Conservation Areas
N23/N25: Landscape Design and Boundary Treatment
N24: Development Proposals abutting the Green Belt
N25: Site Boundaries
N29: Archaeology
N32.33: Green Belt
N34: Protected Areas of Search
N37/A: Special Landscape Area, Developemnt in the countryside
BD2: Views/skylines
BD5: Design Considerations for New Build
T24: Parking Guidelines
H3: Delivery of Housing on Allocated Sites
LD1: Landscape Schemes
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but do not have Development Plan Document Status. SPD’s expand on,
and interpret policies to provide guidance for developers.
The following national and local SPD’s should be considered as part of the
proposed development:

National
Urban Design Guides - A number of national urban design guides, many
produced by or in conjunction with CABE, are relevant to the scheme.
Key documents include:
•
•
•
•

By Design: Better places to Live: A companion Guide to PPG3 (2001)
Safer places - the planning system and crime prevention (2004)
Manual for streets 2: DCLG & DoT (2010)
Urban Design Compendium 2: HCA (2007)
KEY

*

Application Site Boundary

Supplementary Planning Documents

H4: Main and Smaller Urban Areas
N32: Green Belt

Leeds City Council have adopted a number of Supplementary Planning
Documents (SPD’s) which are Local Development Framework documents

N6: Protected Playing Pitch
N1: Green Space
N5: Proposed open space
H3-2A: Phase 2 Site - Now complete
N8: Urban green corridor
N34: Protected areas of search for long term development
N37: Special Landscape Areas

*

N29: Grade 1 Listed Building

North

Adel St. John Conservation Area

Policy context NTS
4
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Development Objectives
Commitment to Sustainability
The applicant will embrace the need for sustainable development and
will actively work to meet the requirements set out within the NPPF
for delivering sustainable development and Leeds City Council policy
objectives for sustainable settlements. The applicant will:
• Ensure that the development is planned as a safe, healthy, accessible
and attractive place for residents, including the mobility impaired.
• Ensure that the development is well connected to local transport
infrastructure and facilities to reduce the need to travel by car.
• Facilitate and promote sustainable and healthy forms of travel by
public transport, walking and cycling.
• Encourage social cohesion and reduction in crime and fear of crime
through careful site planning of housing and delivery of high quality
public realm.
• Ensure that the development makes appropriate provision for the
doorstep recreational needs of all ages through the provision of
opportunities for play, walking and cycling.
• Ensure that the development addresses climate change mitigation
through its landscape design and with homes that are energy efficient.
• Ensure that the development makes appropriate provision for the
protection and enhancement of native biodiversity.
• Ensure that access to the countryside and opportunity for enjoyment
of biodiversity are integral elements of the scheme.
• Ensure that the development addresses other key sustainability issues
including efficiency in land use; maximisation of recycling; re-use of
resources; and reduction in waste and pollution.

A Safe and Legible Urban Framework
Housing Layout
An interesting housing layout will be created by ensuring that the housing
layout creates an appropriate sense of place and individuality through
careful attention to layout that responds to context, architectural design,
incorporation of open spaces, and landscape treatments.
Legibility and sense of direction within the layout will be created through
careful attention to the pattern of roads, design of views, vistas, junctions,
and the visual journey through the site.
Crime prevention and community safety will be prime considerations
in layout. The principles of security explained in the ‘Manual for Streets’
will be respected, and natural surveillance over public spaces will be
promoted in the detailed layout and orientation of housing.

Walking and Cycling
A comprehensive network of safe, convenient and attractive footpaths
will be provided within the site to provide convenient routes to local
facilities beyond the site, and to accommodate and encourage sustainable
forms of travel.
Well overlooked footpaths will be accommodated within green corridors
where appropriate. Safe crossing points will be provided at the interface
with principal roads as required within the site.

Inclusive Access
Routes within the site will be fully accessible to all people including
the disabled and others with limited or impaired mobility. Roads and
footpaths will have a minimum gradient of 1:20.
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Relevant Local Policies and Guidance Documents:
•
•
•
•

Best practice guidance for urban design (see below)
Secured by Design
Policy P10: Design
Policy T2: Accessibility Requirements for new development

Development Objectives
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Best Practice in Urban Design

Sustainable Travel

The development will follow current best practice in relation to urban
design, place-making, street-making, parking, crime prevention, sport
recreation and play, sustainability and design for climate change. It will aim
to create a place with distinctive character and a well structured building
layout. The following is a selection of current Best Practice guidance:
• Best Practice on Urban Extensions and New Settlements
(TCPA)							
2007
• Building for Life Standard: A Better Place to Live (CABE) 2005
• Building for life 12 						2012
• Lifetime Homes Standard					2010
• Car parking: What Works Where (HCA)			
2006
• Climate Change: Adaptation by Design (TCPA)		
2007
• Design for Play 						2008
• Managing Risk in Play Provision 				
2008
• Manual for Streets (DFT)					2007
• Manual for Streets 2 (DFT)					
2010
• Planning and Design for Outdoor Sport and Play
(Fields in Trust)						
2008
• Secured by Design, New Homes (ACPO)			
2014
• Secured by Design, New Homes 				
2009
• Urban Design Compendium 2 (HCA)			
2013
• Urban Design Compendium (HCA)			
2007
• Urban Design Lessons					2014
• Street design guide						2006
• Designing for Community Safety: A Residential		
2007
Guide SPD
• Public Transport improvements and developer 		
2008
contributions
• Sustainable design and construction - 			
2011
Building for Tomorrow Today
• Parking SPD						2016

Vehicular Access
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Safe and visually attractive primary vehicular access into the site will be
taken from Otley Road to the north west and Ash Road to the south.

Internal Road Network
The internal road network will be designed to accommodate general
traffic with speeds of up to 20mph. Within the development the
road network will include shared access spaces where the needs of
pedestrians and cyclists take priority over motorists and where allowance
is made for vulnerable pedestrians.
Traffic speed will be managed as an integral part of the design through
measures such as changes in direction, visual pinch points, junction design
and shared surfaces where appropriate. Steep road humps will not be
used, but well designed raised table junctions may be considered.

Public Transport
There are frequent established bus services within walking distance
of Otley Road. Connecting paths and routes to existing bus stops will
be facilitated by the development. A Travel Plan is submitted with the
application to encourage the use of public transport.

Pedestrians and Cyclists
The scheme will deliver a pro-pedestrian/cyclist environment by
providing dedicated pedestrian routes as well as discouraging car use and
reducing vehicular speeds through the measures described above.

Relevant Local Policies and Guidance Documents:
• Manual for streets 1 & 2
• Policy T2: Accessibility requirements for new development
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A Range of Housing
Housing Provision
The development will provide up to 100 new homes and land reserved
for a new primary school. A mix of house types will be provided, and the
scheme will aim to deliver a mix of tenure and accommodation which
reflects the needs of the local community, including affordable homes.
The proposed development will be at a net density of approximately
20 dwellings per hectare (net of open space). It is considered that
the residential use will comprise detached, semi detached, mews and
terraced houses.

Affordable Housing Provision
Up to 35% of the units will be ‘affordable’, to meet Leeds City Council’s
requirements. Affordable housing will be constructed within each of the
proposed phases of the development, in a style consistent with other
dwelling houses within the development and of a size commensurate
with local need.

Relevant Local Policies and Guidance Documents:
• Policy H3: Density of Residential Development
• Policy H4: Housing Mix
• Policy H5: Affordable Housing
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Energy Efficient, Adaptable Housing
Housing Design
Housing design will respect local amenity and character and be energy
efficient.

Homes for Life
The development will consider the adaptability of homes and the Lifetime
Homes Standard. All buildings will be designed in accordance with
current Building Regulations Approved Document M “Access to and use
of buildings”.

Home Offices
Where the accommodation layout of individual house types allows, the
applicants will aspire to provide the necessary services to enable a suitably
sized room to be used as a home office.

Energy Efficiency
New homes will be built to meet the sustainability requirements of Leeds
City Council.

Relevant Local Policies and Guidance Documents:
• Policy EN1: Climate Change - Carbon Dioxide Reduction
• Policy EN2: Sustainable Design and Construction

Development Objectives
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Appropriate Community Facilities

Community Engagement

Open Space

Community engagement has taken place during the development of
the scheme shown in this DAS. Further details regarding the community
engagement undertaken can be found within the ‘Statement of
Community Involvement’ document submitted as part of this planning
application.

The development will incorporate a coherent landscape infrastructure
framework which will build upon the natural existing attributes of the
site such as trees, hedges and ditches, to create a linked network of
accessible greenspace.
A network of open space will be laid out to provide opportunities for
informal recreation and children’s play close to the home.
Core Strategy policy G4 states that for all new residential development,
a minimum of 80 square metres per dwelling will be sought for new
development sites in excess of 720 metres from a community park. The
development will therefore have a minimum of 8,000 m2 of public open
space.
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Following A planning approval a further range of measures will be put in
place to enable community development. These will include:
• Further community engagement regarding the development of the
detailed scheme, and
• The provision of information about the ongoing development of
the area for both existing and new residents before and during the
construction process.
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Development Objectives

Sustainable Landscapes
Approximately 6.3 ha of open greenspace will be retained, which
comprises more than 50% of the site. This includes areas that will be
returned to agriculture upon completion of the scheme, areas of Public
Open Space and which will act as occasional surface water attenuation
areas, but which will be laid out for informal amenity use and to attract
wildlife.

Landscape Treatments
The development will contribute to carbon capture by providing new
tree planting. Tree planting will be of predominantly native species
selected from the range of species found in the area.
Wider areas of grassland will include amenity grass and areas of
wildflower meadow. Some wetland areas will also be developed as part
of the drainage strategy for the site.
All landscape treatments will have high potential for the development of
new ecological habitat as landscapes mature.

Well Placed Service Corridors
Service Corridors will be routed under built roads or paths rather than
through open landscape areas. Where services run in close proximity
to roadside landscapes or green corridors, services will be routed in a
common trench to minimise ground sterilisation and potential damage to
vegetation.

Greenspace Management
Landscape treatments within greenspaces and alongside the principal
road network will be designed to be visually effective and easily managed.
The applicant will make appropriate arrangements for long term
management and maintenance of these areas.

9
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Relevant Local Policies and Guidance documents:
•
•
•
•
•
•
•
•
•

Policy P12: Landscape
Policy G3: Standards for Open Space
Policy G4: New greenspace provision
UDP Policy N23: Incidental open space around new development
UDP Policy N24: Development abuting the Green Belt
UDP Policy N25: Landscape design and boundary treatment
UDP LD1: Landscape Schemes
SPD: Greenspace relating to new housing development
SPD: Greening the built edge

Ecological Protection and Enhancement
Connectivity for Wildlife
The greenspace network will provide natural green corridors for the
movement of wildlife across the site and will be laid out to enhance
opportunities for wildlife wherever possible.

Protection of Existing Trees and Hedgerows
The ecological value of existing trees and hedgerows will be protected
wherever practical. Any removal of existing trees and hedgerows
required to facilitate safe public access will be compensated for by new
planting or alternative habitat development.

Relevant Local Policies and Guidance Documents:
• Policy G8: Protection of important species and habitats
• Policy G9: Biodiversity Improvements

Sustainable Drainage, Water Management
The development will incorporate a sustainable drainage strategy across
the site.
The surface water drainage strategy will be complemented by measures
to reduce water consumption within the development.
As climate change is occurring, it becomes more difficult to predict
rainfall patterns, therefore the development will aim to help futureproof the existing water infrastructure by considering carefully water
use in the development. Water saving behaviour will be encouraged
by incorporating appropriate measures such as low flushing toilets and
aerated taps and the provision of rain-water butts which contribute to
reducing consumption from the mains for watering gardens.
Foul drainage will feed into the established sewerage infrastructure which
will be extended as necessary to accommodate the scheme.

Relevant Local Policies and Guidance Documents:
• Policy EN5: Managing Flood Risk

Development Objectives
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Sustainable Construction Management

Waste Management

Construction Materials

Construction Waste

Wherever feasible, recycled, re-used, responsibly sourced, and
sustainable building materials will be used to reduce the environmental
impact of the development. The BRE Green Guide to Specification will
be consulted to influence materials choices in favour of those with the
lowest environmental impact.

The applicants will aim to ensure that construction waste is minimised
wherever possible, but it is inevitable that some waste will arise. A waste
management strategy will be developed based on current best practice.

Soil
Soil is an important non renewable natural resource. The applicants
will protect the natural soil resource on the site and ensure that soils are
carefully handled. Any surplus soils will be re-used within the site where
possible for the creation of landscape and ecological features within the
open space areas.

Cut and Fill Balance
Earthworks are likely to be necessary to form the development landform
and water attenuation areas. Ground re-modelling will be engineered to
ensure that proposed levels are sympathetic to existing contours whilst
maintaining earthworks materials on-site. Overall the design will seek to
achieve a balance of cut and fill within the site.

Construction Methods
The development will be operated in accordance with the principles
laid down in the Considerate Constructors Scheme so that the site
is managed in an environmentally sustainable and socially considerate
manner.
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The management of materials used on site will be carefully considered to
ensure minimisation of waste generated in the building process, to sort
and recycle materials where applicable.

Operational Waste Management
Reduction and recycling of wastes will be a key objective. The applicants
will work with Chelmsford City Council’s Waste Management Services
to develop a strategy for waste management at an early stage. This will
include provision for collection from the home for sorted waste streams,
or the inclusion of communal collection points for sorted wastes in
strategic locations.
All properties will have external rear access to enable waste bins to be
stored away from the public realm. Gardens will be of a sufficient size to
allow for home composting.
The internal road layout will be designed to accommodate a refuse
collection vehicle. If there are locations where a refuse collection vehicle
will not be able to access, collection points will be designed into the
scheme.

Relevant Local Policies and Guidance Documents:
• Code of Considerate Practice (Considerate Contractors Scheme);
• Site Waste Management Plan Regulations (2008).
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The Site and its Context
Good Connections
The site is located to the east of Ottley Road, an arterial route connecting
Leeds city centre to settlements to the north west of the city, including
Bramhope, Otley and Ilkley.

Walking
Manual for Streets states that ‘walkable neighbourhoods’ are typically
characterised by having a range of facilities within 10 minutes (up to
800m) walking distance of residential areas which residents may access
comfortably on foot.
Within 800m walking distance of the site are several facilities including a
surgery, post office, shops, ATM machine, pubs, a church and bus stops.
The two nearest primary schools are St John Baptist School,
approximately 900m from the site, and Adel Primary School, which is
approximately 1.5km from the site.
Other facilities such as a pharmacy, a dentist, a bank, additional shops,
pubs and employment sites and several sizeable recreation open spaces
are located slightly further south into the Leeds Conurbation, all within a
1.5km walking distance.

Cycling
There are designated cycle routes within Adel, as well as National Cycle
Route 668 approximately 1.5km to the east, which provides cycle access
to Leeds city centre.
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Public Transport
Two bus stops are located immediately adjacent to the site on Otley
Road. These bus stops provide regular services into Leeds city centre and
additional services to Otley and Ilkley.
The closest railway station to the site is at Horsforth, approximately
3.3km from the site. There are services to Leeds, York and other town
centres every 30 minutes. Headingly is approximately 4.5km from the
site and has a number of services to Leeds and York.
Leeds City Centre station is approximately 7.5 km from site and is easily
accessible via public transport.

In summary, the site lies on the edge of an established urban area, within
walking distance of local facilities and public transport, and along a key
route to Leeds city centre.
The site has the potential to create a sustainable, high quality residential
development, which will integrate into and enhance the wider area.
Further details in relation to transport issues can be found within the
transport assessment submitted as part of this planning application.

The Site and its Context
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Site Features
Land Use and Pattern

The western boundary is a mix of small wooded copses and residential

Trees and Hedgerows

The site is located on the northern edge of Adel-St John between the A 660

properties known as Adel Willows with wooded/heavily treed grounds. To

Fragmented, unmanaged, historic hedgerows form the northern, eastern

(Otley Road) and Church Lane. It comprises a number of arable fields with

the west of these is the A660 Otley Road. Land rises west of the A660 with

and southern boundaries. Two additional fragmented, historic, unmanaged

associated field boundaries. A small beck and line of trees bisects the site in a

a mid 20th C housing area with strong rectilinear form extending up the hill,

hedgerows run from Church Lane through the site to the bec.

north/easterly direction.

visible from parts of the site and areas to the east of the site.

The immediate surrounding landscape comprises arable and pastoral fields

Public Rights of Way

and farms to the north, with the settlement of Adel to the south, east and

Two footpaths run through the site. Footpath PROW 17 begins

west.

approximately begins on the Western edge of the site on Otley Road. It
extends east through the site to the Church of St John The Baptist and

Site Boundaries

continues through the Church grounds to Back Church Lane.

The northern boundary is formed by an agricultural hedgerow with
scattered mature trees. Open pastoral farmland with scattered hedgerow

There is a non-definitive footpath running through the north west section of

trees and copses, typical of the Landscape Type, extend north of the

the site. It begins at Otley Road and joins PROW B 15 at Golden Acre Park.

Existing trees are located primarily along the eastern, southern and
western site boundaries. There are scattered trees along the bec through
the centre of the site and within the eastern hedgerows.
A newly planted buffer strip of native woodland species runs along the
southern boundary of the site to screen/mitigate future views of the new
houses further south.

AOD in the north-east and north-western corners.

A tree survey (submitted with this application) has identified a total of 69
individual trees and 29 groups of trees. The trees are located primarily
along the site boundaries and as part of hedgerows delineating field
boundaries within the site. The trees are largely category B trees, with
some Category A and C trees. These trees are worthy of retention
where possible.

opposite side of Church Lane comprises: parts of Headingly Golf Course

The site forms a gentle valley with a ditch (often dry) running in a general

Ecology

in the northern section; the Grade 1 listed Church and grounds of St. John

northerly direction through the centre of the site referred to as ‘the bec’.

The Baptist in the centre section and the car park, cricket ground and playing

The land raises either side of the bec at gradients of generally 1:18. The

fields of Adel Sports and Social Club in the southern section.

steepest gradients on the site are approx. 1:8 in parts of the land to the east

An ecological appraisal has established that the arable land which forms
the majority of the site has little intrinsic ecological value, however
the vegetation around the margins of the site and veteran trees are
considered to provide an important corridor for wildlife within the
context of the surrounding area.

site. Landform falls north of the site to the Adel Beck then rises again to
woodland at Black Hill Plantation/Golden Acre Park forming the northern

Topography and Drainage

skyline when viewed from the site.

Generally the site has a gently sloping landform, the highest point being
134m AOD in the south-east and south-western corners, falling to 129m

The eastern boundary is formed by a line of mature trees and tall
unmanaged hedgerow along the western side of Church Lane. Land on the

of the bec.
The southern boundary is formed by an agricultural hedgerow with a recent
2013 Barratt Homes / David Wilson Homes housing development known

Heritage Assets

as Centurion Fields on its southern side. On the north side of the hedgerow

The existing field boundaries and route of footpath 17 through the site are

is a newly planted woodland buffer approximatly 10.0m deep.

shown on the 1851 OS map. Where the footpath crosses hedges and the
bec there are old stone stiles. The remnants of sections stone walls along
the boundary with Church Lane correspond to the location of historic
buildings marked as ‘Sunday School’ on the 1851 OS map and ‘museum’ on
the 1893 OS map.
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Some trees on the site, particularly along the eastern boundary may
provide bat habitats.
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Visual Character of the site
The following images illustrate the features and visual character of the
site. Further information on the potential landscape and visual impacts
resulting from development of the site can be found within the Landscape
and Visual Appraisal submitted as part of this planning application. The
report concludes that appropriate development of the site will not result
in any significant adverse impacts upon landscape character, landscape
features or views.

Photo 1: View from FP 17 looking west showing the properties on Otley Road visible behind the woodland on the western boundary (19-5-16)

5

4

3
1

2

Photo 2: View from Church Lane looking west, showing the historic wall in the foreground, historic hedges in the mid-ground and the wooded horizon (19-7-16)
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Photo 3: View from FP 17 looking east towards Church Lane (19-7-16)

Photo 4: View from FP 17 looking north towards Adel Willows (19-7-16)

Photo 5: View from FP 17 looking south towards new housing (19-7-16)
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Proposed Site Layout
Site Opportunities

Key Design Concepts

The Masterplan for the site at Church Lane takes its cue from the existing
landscape features both within and around the site: vegetation, landform,
ecology, drainage and built form. The existing features, both in and
around the site, present a number of opportunities to create a unique
scheme that is responsive to the site, preserves and enhances the best of
what is there, and knits into the adjacent areas of open space and urban
form, providing a strong sense of place and character.
The key landscape assets on or adjacent to the site are:
• Mature trees within the site and along the site boundaries
• Tree lined bec bisecting the site
• Open fields to the east of the the bec
The key opportunities of the site are explained through the adjacent ‘key
design concept’ sketches.

Concept 1

Where possible, existing trees and hedgerows will be retained. Historic features
including footpath 17, field boundaries, stone stiles and remnant walls will be
retained/reinstated/strengthened.
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Concept 2

Land to the east of the the bec will remain undeveloped in order to protect the
setting of St. John the Baptist Church and Adel-St John Conservation Area.

Proposed Site Layout
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Concept 3

Long views to open countryside to the north from the Church of St. John the
Baptist and Church Road will be maintained and views to the west will be
screened by new woodland belt planting. New hedgerows will emulate the
historic field patterns and grain of the surrounding countryside.

Concept 4

A new primary school will be located at the heart of the scheme, with convenient
pedestrian connections to the existing public right of way and the existing
community to the south

5

Concept 5

Two attenuation areas will be provided to the east of the the bec

18
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Access and School Location

ad

A660 Otley Ro

The development will be served by two access points. The primary
vehicular access point from the north will be directly off Otley Road.
This access point will serve the northern part of the site including the
proposed primary school. A second access point from Ash Road provides
access to the southern part of the site. There is no direct vehicular access
between the proposed northern and southern parts of the site. An
emergency access link / footpath will connect the northern and southern
parts of the site.
The location of the site access point off Otley Road has been positioned
at a point which will result in minimal impact upon existing vegetation
along the Otley Road frontage.

School playing fields

Primary
school site

The southern access point from Ash Road will link directly to the newly
built Centurion Fields housing development to the south of the site.

A number of alternative positions for the school site have been considered
during the design process. It is evident that the location shown on the
opposite plan is the most logical position, in terms of pedestrian accessibility
and proximity to the existing local community. Existing site vegetation in this
area also provides some screening of the proposed school site (additional
tree belt screening is also proposed - see page 21 and 29), helping to
preserve the setting and open character of Church Lane and the Church
of St. John the Baptist.
19

Ash Roa
d

A new 2FE 240 Place Junior School is located at the centre of the site,
with the associated adjoining playing fields positioned slightly to the north,
on land to the east of the the bec. The school is conveniently located
next to the existing public footpath, allowing safe and direct off-road
routes to the school from Otley Road and Church Lane. The position of
the school is also near to the existing community to the south and west
of the site.

School location
School playing fields
Site access points

Bodington Manor
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Proposed Site Layout
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Surface Water Drainage Strategy
The position of the SuDS areas shown on the plan opposite is dictated by
the arrangement of the school and playing fields.
Surface water drainage will be designed to work with the existing landform,
feeding towards the lowest points of the site adjacent to the bec. Two
SuDS areas are proposed on land to the east of the the bec. These will
comprise shallow landform areas designed for water attenuation and/or
infiltration subject to a detailed layout.

20
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Green Infrastructure
The masterplan will provide a strong green infrastructure framework
based around the existing site features.
Where possible, existing trees and hedgerows will be retained. The bec
and the existing footpath routes will also be retained.
All the land to the east of the bec will remain ‘undeveloped’, with
uses being restricted to retained existing agricultural fields, and Green
Infrastructure in order to protect the setting of Church Lane, the
Conservation Area and the Church of St. John the Baptist. This will allow
the long rural views from the Church and Conservation Area to the
north to be maintained.
Native woodland planting will screen views from the Church of St. John
the Baptist towards the proposed school and new housing within the site,
and also screen existing views from the church towards buildings to the
west of Otley Road.
Woodland planting will also run along the northern site boundary, to the west
of the bec. This will form a strong physical boundary between the northern
edge of the Leeds conurbation and the Green Belt in this area.
The public footpath which runs east-west through the southern part of the
site will be retained along its existing route. It will run along a landscaped
linear green corridor to the west of the the bec, and will run through a
naturalistic open greenspace to the east of the the bec.
The the bec corridor and the open greenspace to the east of the the bec
will have a naturalistic character. The land to the east of the the bec will
be designed to prioritise wildlife habitats and provide ecological benefits.

21

Public open space
Retained existing vegetation
Proposed greenspace / screening planting
Sports pitches
Pedestrian routes through greenspace
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Pedestrian Network
A movement network will be designed to meet the needs of pedestrians
and non-vehicular uses and so to discourage unnecessary car usage.
Consideration has been given to the location of existing facilities and
existing bus stops which will ensure that the movement network responds
to the likely direction of travel residents will want to take and so encourage
walking and cycling by providing direct, safe and attractive routes to these
destinations.
The existing public footpath which runs through the site from Otley Road
to Church Lane will be retained, and surfaced along its existing route with
enhanced connectivity to provide an attractive route through green space.
A network of footpath routes will allow safe and direct access throughout
the site and allow easy access to the school from surrounding areas. New
non-surfaced footpaths will also run through the land to the east of the the
bec, providing attractive routes throughout the green space, creating a new
link to Church Lane and Back Church Lane.
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Public footpaths
Proposed pedestrian routes
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Movement Network
A primary road loop will lead into the site from the Otley Road access
point. Secondary roads, mews lanes and private drives will allow
vehicular access to all other properties throughout the northern part of
the development.
The southern access road from Ash Road will link directly to the newly
built Centurion Fields housing development to the south of the site.
Shared surface drives, mews lanes or private drives can be surfaced
in materials other than tarmac which will enhance the ‘edge of village’
character.
A copy of the detailed proposed highway access plan can be found in
Chapter 6 - Access and Safety.

Primary road network
Secondary road
Emergency access
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Development Blocks
Having defined areas for the school, greenspace and the primary
movement networks, the remaining areas will be considered for
development.
The primary road network is aligned to provide residential development
blocks which maintain optimum flexibility for the future detailed design
while retaining and working around key site features. The development
blocks are designed to ensure that buildings can front or actively side
onto all public spaces in order to create active, lively streetscapes which
also have a strong defensible inner core to enhance the security of the
scheme as a whole.
Of critical importance will be the interface of buildings with greenspaces,
where the character of the buildings, the nature of their private
boundaries, and the character of the streets which service them, all have
a strong influence on the character of any adjacent public open space.

Development blocks

24
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Frontages and Key Buildings
The site will be laid out with all areas of public open space and footpath
routes overlooked by building frontages. This will improve the security of
these spaces through natural surveillance, enhance the feelings of safety
for users, and thereby increase the use of these spaces.
The creation of views and the position of focal buildings and key buildings
will help to create a unique scheme that responds to the site, aids
orientation and navigability through the development and helps create
identifiable spaces within the development with a strong sense of place
for the scheme as a whole.
Key frontages must be designed to be distinctive and characterful
to reflect the importance on the area which may be the edge of
development, a key node or route through the site.
Key focal buildings will terminate key view lines or mark important areas
within the scheme. Their design should make them stand out from
other buildings to help create a sense of local identity and aid navigability
through the site.
Secondary focal buildings respond to other view lines within the
secondary movement network by ensuring that these views are
terminated with attractive buildings rather than blank walls, garages or
other less attractive features of the built environment.
Gateway features may be used to frame views and mark the entry to
specific areas of the scheme. They may be formed with or without pinch
points, may use symmetry or strong design features, may be houses or
smaller built elements or landscape features such as walls or trees.

25

Building frontage
Key frontages
Key focal buildings
Gateway features
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Access and Safety
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Illustrative Masterplan Layout
The Illustrative Masterplan layout for the site at Church Lane takes its
cue from the existing landscape features both within and around the site:
vegetation, landform, ecology, drainage and built form. These existing
features help to create a unique scheme that is responsive to the site,
preserves the best of what is there wherever possible and knits it into the
adjacent areas of open space and urban form, providing a strong sense of
place and local character.
KEY
SITE BOUNDARY
PROPOSED PUBLIC GREENSPACE
PROPOSED PRIVATE GARDENS
EXISTING TREES
PROPOSED TREES
EXISTING AND PROPOSED HEDGEROWS
PROPOSED PRIMARY ROADS
PROPOSED SHARED SURFACE LANES/PRIVATE DRIVES
PROPOSED INDICATIVE BUILDING ARRANGEMENT
PROPOSED PEDESTRIAN ROUTES
POTENTIAL SURFACE WATER STORAGE AREA
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Access and Safety
Access

Safety and Security

The development will be served by two access points. The primary
vehicular access point from the north will be directly off Otley Road. This
access point will serve the northern part of the site including the primary
school. A second access point from Ash Road provides access to the
southern part of the site. There is no direct vehicular access between the
proposed northern and southern parts of the site. An emergency link /
footpath will connect the two areas.

The scheme takes on board the key principles of design for safety as set
out in ‘Safer Places’, including:
Access and movement: well defined routes, spaces and entrances
provide for convenient movement without compromising safety
Urban structure: the scheme is planned to ensure that different uses do
not conflict

Further details regarding the proposed highway access can be found
within the Transport Assessment submitted as part of the planning
application.

Surveillance: all publicly accessible spaces are all overlooked by
properties and / or vehicular routes

The proposed primary access location is indicated on the adjacent plan.

Ownership: spaces are designed to promote a sense of ownership,
respect, territorial responsibility, and community;

Roads and footpaths
The scheme will provide a comprehensive network of road and
pedestrian paths to ensure that all parts of the development are readily
accessible to all users. Local re-grading to the existing topography will
allow the provision of all paths to minimum gradients of 1:20 which can
be negotiated by the mobility impaired.

Physical protection: well designed security features, such as lighting in
the public realm, and security of buildings will be provided
Activity: Outdoor public spaces encourages family activity to reduce the
risk of crime

Construction materials

Management and maintenance: Outdoor public spaces have been
designed with management and maintenance in mind.

The selection of materials for path surfaces will take into account the
needs of all users and the potential to assist in navigation.

Crime impact assessment: The creation of public realm spaces capable
which meet each of the aspects of personal safety and security identified
above has been taken in to account during the Masterplan development.

Entry to buildings
Homes will have level entry routes wherever possible, and approaches
to all buildings with public access will be designed for ease of access.

Proposed Ottley Road Highway Access Plan NTS
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The development will aim to achieve ‘Secured By Design’ - details of
how this is achieved this will be considered at the reserved matters stage.

Building Size, Scale and Amount
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Building Size, Scale and Amount
Amount of Development

Affordable Housing

The total site area is 12.86ha. The breakdown of land uses on the site
will be broadly as follows:

LCC policy requires 35% of the units to be delivered as affordable.

Public open space						1.58 ha
Agricultural fields
4.37 ha
Buffer Planting 						
0.45 ha
SuDS provision							0.32 ha
Existing beck through site					
0.10 ha
Residential development (inc. access and primary road)		
4.00 ha
Primary road 							0.63 ha
School 								0.64 ha
School playing fields						1.40 ha
Residential development (not inc. access and primary road)
3.37 ha

Affordable housing will be constructed throughout the development, in a

The scheme would have a density of approximatly 25 dwellings per
hectare (net of green infrastructure). This could deliver up to 100 units

style consistent with other dwelling houses within the development and
of a size commensurate with local need.

Lifetime Homes Standard
The development will consider the needs of those with limited or
impaired mobility and the adaptability of new homes. Accessible and
adaptable homes will be incorporated into the development in a style
consistent with other houses.

depending on the detailed layout.

Mix of Housing
The development will provide family housing with 2 - 5 bedrooms,
which is appropriate to the current requirements of the local area. The
final mix of housing types will be the subject of later Reserved Matters
Planning Applications to be agreed with LCC.

Building Size and Scale
The Built Context
Housing in Adel comprises a wide mix of styles and periods with no
particular prevalent style of architectural style, detailing or character.
The Adel Neighbourhood Design Statement describes the various
character areas within Adel and concludes that ‘…there is no one style of
house in Adel. Each typifies the suburban character of the decade in which
it was constructed.’ (page 12)

Domestic buildings in Adel are generally 2 storey, with some taller
buildings and bungalows. Older buildings are typically constructed from
locally quarried sandstone with stone or slate roofs and newer buildings
generally consists of brick (red or buff) or render with tiled roofs.
Immediately to the south of the site is a new development (Bodington
Manor, 2013) of 2 and 2.5 storey housing, constructed from buff
reconstituted sandstone and artificial Welsh slate roofs.

Proposed Building Size and Scale
In order to sit comfortably within the existing built context, the
development may include bungalows, 2 storey and 2.5 storey buildings.

Some 2.5 storey dwellings will be appropriate within the development to
add visual interest, terminate key viewlines or frame spaces. These will
be restricted to a maximum of 25% of the overall development area.

Building height and size parameters (from DPC) will be:
• 2 storey buildings:
• Ridge height (from ground): up to 8.5m (max)
• Eaves height (from ground): up to 5.5m (max)

• 2.5 storey buildings (maximum 25%):
• Ridge height (from ground): up to 10.5m (max)
• Eaves height (from ground): up to 5.7m (max)
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Landform and Earthworks
Balancing cut and fill
Land to the est of the bec will be remodelled to create a level
development platform for the school site and residential development
platforms at gradients no greater than 1:20. Highways and footpaths will
have maximum gradients of 1:20.
Views over the west of the site from the Church grounds and
Conservation area to the woodland wooded horizon at Golden Acre
Park will be retained by limiting the amount of land raising west of the bec
(except close to the bec) to ensure the ridge line of buildings is as low in
the view from the east as possible. The development platform for the
school will be as low as possible.
Fill from the west of the bec will be spread over the fields east of the
bec to raise levels slightly (approx 1.0m) to retain the existing landform
character, assist with screening views of the development and retaining
views of he woodland wooded horizon at Golden Acre Park.

Existing contours
Proposed contours
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Views and visibility
Views from the Church of St John the Baptist
B

The Church of St John the Baptist is situated to the east of the site and is
designated as a Grade 1 listed building. The Adel-St John Conservation
Area Management Plan identifies key views from the Church and the
Conservation Area, in a north west direction over the site to the wooded
horizon at Golden Acre Park.

The cross-sections opposite demonstrate views over the development
from the Church and Conservation Area.

Wooded hill will remain as the skyline
Agricultural field will remain in foreground
Approximate extent of
built development

View north west from the edge of the Church yard over the site
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A

Section Locator

Wooded hill will remain as the skyline

The Bec marks the eastern edge of development

A

B

By keeping development to the west of the bec and ensuring that
development platforms are kept at existing levels or below, theses key
views will be retained. The agricultural land on the eastern fields will
retain the pastoral setting in the foreground, new hedges and woodland
will screen the new development and distant views of the horizon will be
retained over the top of the development.

Existing views from the Church directly west currently terminate on
the housing on the west of Otley Road creating a suburban view. New
woodland planting within the site will have the benefit of screening
housing to the west and so create a more rural view of woodland.

Unobstructed views of fields remain

Appearance
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Screening and Boundaries

Church of St
John the Baptist

Church Lane

Existing mature trees
& ......... hedgerow

Proposed SUDs
retention basin

Existing Brook
(the bec)

Existing mature
trees

Views from Church Lane

Proposed school site

Site Boundary

Site Boundary

Church of St
John the Baptist

Church Lane

Existing mature trees
& ......... hedgerow

Existing Brook
(the bec)

Existing mature
trees

Section AA

Proposed school site

Site Boundary

Proposed school
playing field

Proposed school
playing field

Site Boundary

Section BB
32

8

Appearance

Land to the East of Otley Road, Adel - Design and Access Statement

Appearance
Placemaking
Designs should concentrate on creating successful ‘places’ for people.
Building layout and style, hard and soft landscape, highway design and use
of materials should all work together within the development to create
a cohesive overriding character. These elements must also take account
of local context to ensure that the design will fit harmoniously into its
surroundings.

Architectural Quality and Style
The following broad design principles will be adopted throughout the
development to ensure that the character is coherent:

Building Materials and Colour
A mix of reconstituted stone to match that typical in the local area, red
brick and rendered buildings should be used to reflect the varied building
materials of the local area. Brick or stone sills and lintels will be used
as a unifying theme with bay windows introduced where appropriate.
Occasional use of architectural detailing, such as coloured render
or mock timber panelling elements, may be used to add variety and
definition at key locations within the site. Rainwater goods will be either
black or coloured to match with walls.

Building Layout
Building layout will respond directly to the landscape setting. All
pedestrian routes and activity spaces will be overlooked by adjacent
properties. Building layout will seek to enhance the sense of place
throughout the scheme, creating nodes, vistas and focal buildings.
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Building Style and Form
Houses will be a maximum of 2.5 storeys and should aim to be a
contemporary interpretation of the traditional character found around the
local area. Elevations should be simple and regular.

Front Entrances
Front doors and their surrounds will be given careful consideration to
ensure that they establish a high quality feel to the streetscape. The
design of doors will vary and will be appropriate to the style of the
house. Front boundary treatments will include reconstituted stone walls
and hedgerows to replicate the character of the local area. Where
rear garden boundaries front onto public realm high quality boundary
treatments such as a 1.8m high wall should be used to retain a high
quality character within the adjacent public areas.

Personalisation
The approach to the design of individual units will allow for the
possibility of adaptation and personalisation by residents within a well
defined framework of consistent building elevations and front boundary
treatments.
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Defining Characteristics
Urban Design
The development character will change through the site to fit comfortably
into the surroundings and enhance legibility and a sense of place within
the development. It will generally have a more suburban character to the
west and south, close to existing houses and a more rural character aling
the eastern and northern edges.

The following pages give a brief flavour of the distinguishing features of
the development character, however the guidance is not intended to be
exhaustive or wholly prescriptive. It is intended to set out the character
that is envisaged, and which should be taken forward as the scheme is
developed through the reserved matters stage.
The development character will change through the site to fit comfortably
into the surroundings and enhance legibility and a sense of place within
the development. It will generally have a more suburban character to the
west and south, close to existing houses and a more rural character aling
the eastern and northern edges.
The following pages give a brief flavour of the distinguishing features of
the development character, however the guidance is not intended to be
exhaustive or wholly prescriptive. It is intended to set out the character
that is envisaged, and which should be taken forward as the scheme is
developed through the reserved matters stage.

Urban form
• Buildings should create a generally uniform, regular edge to the
interior blocks.
• Density should become lower to the northern and eastern edges.
• The northern and eastern edges should have a more permiable less
regular arrangement of buildings.
• Taller or visually different buildings should be used to define key
locations or frame green spaces throughout the site.
• Corner buildings should be articulated to define corners and provide
active interfaces on both sides.

Streets and movement
• Buildings should actively face and overlook green spaces and streets.
• Pedestrian routes will be provided through the site.
• Pedestrian network to provide connections between the centre
of the site/the school and the surrounding highway and footpath
network outside the site.

Frontages
• Frontages will be active onto green spaces, the eastern edge and
roads.
• Built form will create a strong edge to frame the spaces.
• Front gardens will be varied in depth.
• Front garden boundaries: A mix of low brick walls and railings to the
west and south of the site, transitioning to timber fenes and native
hedges to the north and east of the site.

Elevational treatment
• Scale: Combination of 2 storey and 2.5 storey.
• Generally uniform ridge height.
• Materials: Predominantly reconstituted sandstone with some red
brick. Possible render, timber framing elements used to highlight key
buildings.
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Defining Characteristics
Landscape
Landscape design will transition form suburban in the south and west of
the site to more rural/naturalistic in the east and north of the site.

Tree planting
• Proposed individual tree planting to be arranged informally in
scattered groups to create visual features and to frame view lines and
open spaces.
• Tree species to include: Oak, Birch, Rowan, Wild Cherry, Field Maple

Hedgerow/shrub planting
•
•
•
•

Existing hedgerows to be enhanced with mixed native planting.
New mixed native hedgerows to be planted in eastern fields
New hedgerows provided within some front gardens.
New hedgerows to be a mix of mainly native species including
Hawthorn, Hornbeam, Box, Beech, Hazel or Taxus.
• Limited shrub planting in public realm.
• Native shrub mix to be included as part of the tree belt areas.

Grass
• Grass adjacent to roads and footpaths to be sown as amenity grass
mix and kept mown.
• Other grass areas may be grown as wildflower grassland with a less
frequent mowing regime.
• Areas of naturalising bulbs to be planted in grass.
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Footpaths
• Footpaths generally 2m wide and surfaced in bitmac/HRA with a
gravel dressing.
• PRoW 17 to be surfaced as 3.0m wide route

Ecological and landscape features
•
•
•
•

Existing trees and hedgerows retained wherever possible.
New SuDS ponds with native marginal planting
New native tree and hedgerow planting within public realm.
Species rich grassland.

Play areas
• Local Areas for Play (LAPs) will be provided within the site.
• These will adopt a naturalistic approach to play to fit in with the semirural setting of the site.

Agricultural Land
• The fields along the eastern edges of the site will be returned to
agricultural use after any earth works are completed within them.
• Field boundaries will be enhanced with additional hedgerow and tree
planting.
• New field boundaries will be created that follow the historic
landscape pattern of the area.
• This agricultural use will maintain the existing rural land use adjacent
to the Church and Conservation area
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CANADA HOUSE, 3 CHEPSTOW STREET, MANCHESTER M1 5FW
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