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WHINNEY LANE, HARROGATE

1_INTRODUCTION
PURPOSE OF STATEMENT

1.1 This report accompanies and supports the outline 
planning application submitted on behalf of Banks 
Property for residential development, a new 
primary school and strategic green infrastructure 
on land at Castle Hill West, Harrogate.

1.2 This statement has been prepared in accordance 
with Article 9 of the Town and Country Planning 
(Development Management Procedure) (England) 
Order 2015 (”the DMPO”), which sets out the 
requirement for certain planning applications 
to be accompanied by a Design and Access 
Statement.

1.3 The DMPO further confirms that the role of the 
Design and Access Statement is to illustrate the 
design process which has guided the development, 
in particular to demonstrate the steps taken to 
appraise the context of the development and how 
the design takes that context into account. This 
approach is endorsed by the National Planning 
Policy Framework (NPPF).

1.4 This statement has been produced to accompany 
the outline planning application and should be 
read in conjunction with the following reports:

• Planning Statement
• Ecology Appraisal 
• Arboricultural Impact Assessment 
• Flood Risk Assessment
• Transport Assessment
• Travel Plan 

1.5 This statement follows the detailed requirements 
of the DMPO, which states that a design and 
access statement must:

“(a) explain the design principles and concepts 
that have been applied to the development

(b) demonstrate the steps taken to appraise the 
context of the development and how the design of 
the development takes that context into account;

(c) explain the policy adopted as to access, and 
how policies relating to access in relevant local 
development documents have been taken into 
account;

(d) state what, if any, consultation has been 
undertaken on issues relating to access to the 
development and what account has been taken of 
the outcome of any such consultation; and

(e) explain how any specific issues, which might 
affect access to the development have been 
addressed.”
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SITE DESCRIPTION AND CONTEXT

2.1 The site is located on agricultural land to the 
western edge of Pannal Ash, part of the wider 
settlement of Harrogate. The site extends to the 
south west along Whinney Lane from the existing 
urban edge of Pannal Ash. The topography is 
such that from Pannal Ash, the land drops from 
approximately 180m AOD to 150m AOD to the 
south of the site.

2.2 There is a Public Right of Way that runs in close 
proximity to the site. The route connects Whinney 
Lane on the northern boundary with Lady Lane 
which is located to the west along the site 
boundary.

2_ASSESSMENT

SITE LOCATION (FIG.1)
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WHINNEY LANE, HARROGATE

LAND USE & LANDSCAPE FEATURES

2.3 The site includes a series of fields of improved 
grassland. Hedgerows and stone walls are present 
on several field boundaries. Mature trees are 
present on field boundaries. A barn is present on 
the west site boundary.

2.4 Whinney Lane forms the south eastern site 
boundary, Lady Lane runs along the south west 
site boundary. Residential housing lies to the 
north east of the site, agricultural pasture fields 
lie to the west, north, east and south of the site.

2.5 To the south east is the land and buildings 
associated with the former Police Training Centre 
which extend built form into the rural landscape. 
The former Police Training Centre outline 
application (14/02970/OUTMAJ) for conversion of 
some existing buildings and development of 143 
residential dwellings within the wider site has 
been approved. 

TOPOGRAPHY PLAN (FIG.2)
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SITE CONTEXT / PHOTOGRAPHY LOCATIONS (FIG.3)
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WHINNEY LANE, HARROGATE

SITE CONTEXT PHOTOGRAPH 1

SITE CONTEXT PHOTOGRAPH 2
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SITE CONTEXT PHOTOGRAPH 3

SITE CONTEXT PHOTOGRAPH 4
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WHINNEY LANE, HARROGATE

SITE CONTEXT PHOTOGRAPH 6

SITE CONTEXT PHOTOGRAPH 5
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LANDSCAPE DESIGNATIONS

2.6 The site is located within the Crimple Valley 
Special Landscape Area (SLA) as defined on the 
adopted Local Plan Proposals Map. Crimple Valley 
SLA is one of nine Special Landscape Areas in 
Harrogate and Ripon.

2.7 “The Special Landscape Areas are valued 
locally for their high-quality landscape and 
their importance to the settings of Harrogate, 
Knaresborough and Ripon. The designation 
reinforces the importance of these landscapes and 
their high sensitivity to inappropriate development 
which would adversely impact on the quality of the 
area designated. Development proposals within 
these areas are required to meet the following 
criteria:

• Avoid significant loss of key characteristics 
that contribute to the quality of the Special 
Landscape Area and the setting of Harrogate, 
Knaresborough and Ripon;

• Ensure that development proposals are linked 
to existing settlements and are designed to 
enhance the appearance of the urban edge 
and its integration with the countryside. 

LANDSCAPE DESIGNATIONS, POLICY AND CHARACTER PLAN (FIG.4)
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WHINNEY LANE, HARROGATE

KEY CHARACTERISTICS OF THE SLA 

• A richly textured and attractive rural 
landscape with excellent wide-ranging views 
over large areas of open countryside to the 
west and south of the town;

• A valley with woodland, rights of way network 
and golf courses provides for a variety of 
recreation activities; and

• An area of landscape is especially important 
because it serves to separate Harrogate from 
Pannal and Spacey Houses. 

LANDSCAPE CHARACTER

2.8 At a national level the site lies within National 
Character Area (NCA) 22: Pennine Dales Fringe. 
At a local level the Harrogate District Landscape 
Character Assessment (2004) indicates that the 
site falls within Character Area 60: Upper Crimple 
Valley which incorporates land of approximately 
9km2 to the west of Harrogate.

2.9 The character of Character Area 60: Upper 
Crimple Valley is described as follows:

“The River Crimple flows west to east from an 
elevation of 180m AOD at Shaw Head Farm on the 
B6161 south of Beckwithshaw to approximately 
90m AOD where it meets the western edge of 
Pannal. The valley is slightly steeper than the 
Middle Crimple Valley and relatively shallow 
with a maximum height of 220m AOD. The valley 
sides roll gently and are incised by several small 
tributaries of the River Crimple.

Tree cover is good with individual trees scattered 
along field boundaries. Small blocks of woodland 
and clumps of trees help to integrate the urban 
edge at the lower elevations close to Harrogate. 
Tree cover decreases westwards up the valley but 
the valley bottom is well-wooded along its length. 

The improved grassland is managed for livestock 
and, to the north of the River Crimple, small fields 
typical of early enclosure are randomly organised 
and contrast with the regular and rectilinear 
parliamentary enclosures to the south. Despite 
the differing field patterns on each side of the 
valley the landform and tree cover unifies the area 
and are the key to the area’s distinctiveness.”
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ECOLOGY

2.12 BSG Ecology was commissioned by Banks Group 
in May 2017 to undertake an extended Phase 
1 habitat survey of the Site, in order to identify 
habitats or species that may be affected by the 
proposed works, and to provide an ecological 
appraisal of the Site and proposed development.

CULTURAL HERITAGE AND ARCHAEOLOGY

2.10 An assessment has been carried out by MB 
Heritage to identify potential heritage and 
archaeological constraints. Cultural heritage 
interests include historic buildings and advice 
has been provided with regards to the settings of 
listed and non-designated heritage assets. The 
proposed masterplan therefore seeks to respect 
the settings of Lund House (& Barn), Linton 
Cottage and Old Poor House.

2.11 Trial trenches have also been undertaken by WYAS 
and the results found in the Heritage Assessment 
submitted as part of this application.
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WHINNEY LANE, HARROGATE

VISUAL CONTEXT

2.13 As part of the initial Landscape and Visual 
assessment process, a Screened Zone of 
Theoretical Visibility (SZTV) was utilised to identify 
visual receptors within the vicinity of the site. 
Analysis of this model indicated that a number 
of residential, transport and recreational routes 
would be affected by the proposed development. 
The viewpoints illustrated in the SZTV correspond 
with viewpoints that have been assessed within 
the LVIA submitted as part of this application.

2.14 In summary, visual effects are predicted for 
several residential properties, road and footpath 
users including properties at the former Lund 
House, Blue Coat Farm, Bark Mill Cottage, Linton 
Cottage, The Old Poor House, Hill Top view, Castle 
Hill Farm, the outskirts of Pannal on Whinney 
Lane , Lady lane, Whinny Lane and two footpaths 
to the north/northwest and east (Harrogate  
Ringway). 

VISIBILITY PLAN (FIG.5)
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HARROGATE RINGWAY PROW

VIEW ALONG LADY LANE
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WHINNEY LANE, HARROGATE

ACCESS PLAN (FIG.6)

MOVEMENT, ACCESS & CONNECTIVITY

2.15 The primary vehicular access to the site is 
presently gained via Whinney Lane.

2.16 Access to the field network is currently available 
through a metal farm gate off Whinney Lane. This 
location will be utilised for future access to the 
proposed residential development.

2.17 An existing Public Right of Way runs along the 
northern boundary of the site linking Whinney 
Lane and Lady Lane to the west.

ACCESS TO PUBLIC TRANSPORT

2.18 The closest bus stops to the site are located 
along Beckwith Road to the north of the proposed 
site, at approximately 500m from the site’s 
central eastern boundary. Route 6 is accessible 
from these stops and connects to the Centre of 
Harrogate and Beckwith Knowle Business Park. 
From Harrogate bus station, frequent bus services 
run between Leeds and Ripon (Route 36).

2.19 Harrogate train station provides easy access to 
Leeds which opens up a variety of links to the rest 
of the UK.

B
B

B

B

B

Bus Stop
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ACCESS TO LOCAL FACILITIES

2.20 A number of local facilities are easily accessible 
on foot or by bicycle from the site. The adjacent 
plan illustrates the nearest examples of several 
types of facility within 1.6km of the site; a distance 
which can be covered in approximately 20 minutes 
on foot or six minutes by cycle. 

2.21 Potential future residents of the site will benefit 
from a range of facilities within an appropriate 
walking distance.

LOCAL FACILITIES & ACCESSIBILITY  (FIG.7)
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WHINNEY LANE, HARROGATE

 ASHVILLE SPORTS CENTRE ROSSETT GREEN POST OFFICE

 THE SQUINTING CAT PUBLIC HOUSE BETTY’S TEA ROOM AT HARLOW CARR
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PHOTO LOCATIONS  (FIG.8)
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SURROUNDING BUILT FORM CONTEXT

2.22 In order to establish an appropriate suburban/
semi-rural character for the proposed 
development an analysis of the key characteristics 
of the existing built form context has been carried 
out.
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BRINKLOW WAY
Land Use: Residential

Distance from site: 370m to the 
east of the site

BECKWITH ROAD
Land Use: Residential

Distance from site: 300m to the 
north of the site

GOODRICK CLOSE
Land Use: Residential

Distance from site: 270m to the 
east of the site

2.23 Photo 1 illustrates housing at Goodrick Close. 
Mock Tudor features, red and buff brick and a 
mix of red and grey tiles have been applied to 
a streetscene which includes shrub and tree 
planting and block paved driveways. 

2.24 Photo 2 illustrates other buildings in close 
proximity to the proposed site (at Beckwith Road) 
which include gable fronted facades, buff brick, 
grey tile and white uPVC window frames. 

2.25 Photo 3 illustrates the building type at Brinklow 
Way to the east of the site. Mock Tudor features, 
combination of gable and half hip roofs, chimneys 
and patterned brickwork (red and buff) can be 
seen. 

1

2

3
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WHINNEY LANE, HARROGATE

HISTORIC AERIAL (2002)
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3 _EVALUATION

OPPORTUNITIES & CONSTRAINTS PLAN  (FIG.9)
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WHINNEY LANE, HARROGATE

OPPORTUNITIES AND CONSTRAINTS

3.1 Following a detailed assessment of the site and 
its surrounding context and information gained 
through stakeholder consultation, a number of 
opportunities and constraints have been identified. 
These are outlined in the Opportunities and 
Constraints Plan opposite and have formed the 
basis for the design concepts for the site.

OPPORTUNITIES

• Provide active frontages onto Whinney Lane; 

• Opportunity to provide rear to rear properties 
to create defensible boundaries;

• Enhance the landscape structure and improve 
access to areas of public open space;

• Opportunity to orientate buildings to 
maximise views across the countryside to the 
southwest.

• Potential to provide future connectivity 
(including bus transport) to future 
neighbouring development to the west.

CONSTRAINTS

• Potential noise deriving from Whinney Lane;

• Residential amenity of neighbouring 
properties must be protected (Min. 21m 
separation distance for rear to rear 
properties;

• Clark Beck running through the centre of the 
site;

• Retain existing trees where possible;

• Direction of gentle slope.
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THE CONSULTATION PROCESS

4.1 The consultation process has included ongoing 
dialogue with planners at district and county level. 
At a local level, discussions have taken place with 
local residents. The extent of consultation has 
recently been affected by the current Covid-19 
pandemic.

EVOLUTION OF THE MASTERPLAN

4.2 Key changes have been made to the layout of the 
proposed development as the project has evolved. 
These have responded to the opportunities and 
constraints analysis, constraints identified within 
technical surveys, and discussions with Council 
officers and various statutory and non-statutory 
consultees, stakeholders and interested parties. 
Various early stage options and concept plans 
were tested before developing and refining the 
illustrative masterplan.

4.3 The progress from concept plan to indicative 
design proposals has included the following key 
changes:

• Increased efficiency in relation to the density 
of development across the site;

• Sustainable Drainage Systems in the 
proposed open space;

• Consideration of Key Views;

• Alignment of road between the two main 
development parcels; and

• Inclusion of a new Primary School in northern 
part of the site.

4 _INVOLVEMENT

DESIGN DEVELOPMENT - INITIAL CONCEPT MASTERPLAN  (FIG.10)
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WHINNEY LANE, HARROGATE
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DESIGN PRINCIPLES

5.1 The design principles for the site have been 
developed in response to the site assessment and 
are guided by the NPPF and Planning Practice 
Guidance.

PROVISION OF AMENITY SPACE

“Public spaces are available for everyone to 
see, use, enjoy. They help bring neighbourhoods 
together, and provide space for social activities 
and civic life”

Planning Practice Guidance, paragraph: 018 
Reference ID: 26-018-20140306

• Creation of legible links through the site to 
the areas of open space;

• Public spaces to provide opportunities for 
children’s play and social activity;

• Properties fronting onto open spaces and 
green links providing surveillance and a sense 
of security;

• Provision of private amenity space for all new 
residents; and

• Open space provides links and corridors to 
enhance biodiversity within the locality.

ACCESSIBILITY

“The ability to move safely, conveniently and 
efficiently to and within a place will have a great 
influence on how successful it is. The experience 
for all users, whatever their mobility or mode of 
transport are important”

Planning Practice Guidance, paragraph: 022 
Reference ID: 26-022-20140306

• Creation of convenient, safe and direct access 
for all residents to local facilities, play areas 
and dwellings;

• Provision of an efficient vehicular access point 
into the site from Whinney Lane;

• Design of a permeable network of streets that 
create legible routes for vehicles, cyclists and 
pedestrians alike;

• Creation of a clear movement hierarchy 
providing easily recognisable routes, which 
balance the street as a space, alongside its 
function as a movement corridor;

• Maintain a human dimension in terms 
of scale to the built form for ease of 
orientation.

5_DESIGN PRINCIPLES
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WHINNEY LANE, HARROGATE

RESPOND TO CONTEXT

“Development should seek to promote character 
in townscape and landscape by responding 
to and reinforcing locally distinctive patterns 
of development, local man-made and natural 
heritage and culture, while not preventing or 
discouraging appropriate innovation”

Planning Practice Guidance, paragraph: 007 
Reference ID: 26-007-20140306

• Opportunity to establish a new distinctive 
identity to the development, whilst relating to 
the existing context;

• Integration of the proposed development into 
the existing built form fabric of Harrogate in 
relation to scale, height and massing;

• Respond to key visual receptors in the locality 
through the consideration of views in and out 
of the site;

• Providing architecture that reflects the local 
vernacular.

EFFICIENT USE OF RESOURCES

“Planning should support the transition to a low 
carbon future in a changing climate”

NPPF, paragraph 17

• Encouraging walking, cycling and public 
transport use rather than the use of the 
private car, thereby reducing the reliance on 
natural resources;

• Use of energy efficient building techniques;
• Provision of a range of house types, tenure 

and sizes in order to cater for choice and a 
variety of households;

• Provision of surface water management 
systems (SuDS) as part of the site’s water 
management strategy.

QUALITY OF PUBLIC REALM

“Designs should ensure that new and existing 
buildings relate well to each other, that streets are 
connected, and spaces complement one another”

Planning Practice Guidance, paragraph: 024 
Reference ID: 26-024-20140306

• Provision of a clear hierarchy of connected 
spaces and places including streets, 
accessible by a variety of users, and which 
consider the design of the space as well as its 
function as a movement corridor;

• Enhancement of retained features and 
habitats and integration with the creation of 
new habitats and landscape features;

• Creation of a clearly defined public realm 
through the provision of strong building 
frontage lines and variations in enclosure of 
private spaces;

• Control of access to private areas.
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PROPOSED INDICATIVE MASTERPLAN

6.1 The indicative masterplan shows how the 
identified design principles can be achieved. 
Detailed matters including scale, appearance, 
landscaping and layout are reserved for future 
consideration at reserved matters stage, but 
the design proposals set out in this section 
demonstrate how the scheme is intended to look 
and function.

6.2 The layout proposed in the illustrative masterplan 
opposite indicates how new homes could be 
distributed across the site. It is proposed that 40% 
of the new dwellings will be affordable. The new 
primary school will be located within the northern 
part of the site.  

6.3 The main vehicular access is from a proposed 
roundabout along Whinney Lane at the eastern 
boundary of the site. The site is located relatively 
close to bus stops on Pannal Ash Road serving 
the settlement centre and surrounding towns. 
The new roundabout and main route through 
the site have been designed to allow for future 
bus transport which will improve connectivity to 
neighbouring developments to the west of this 
site.

6.4 The indicative housing layout is designed to create 
a community with a sensitive relationship to the 
town edge and surrounding countryside setting. It 
also applies a clear hierarchy of streets that will 
be  safe and easily-navigated. The layout provides 
a range of dwelling sizes, types and tenures 
arranged around feature spaces, offering a choice 
of lifestyles to future buyers.

6.5 The proposal retains existing field boundary 
hedgerows, trees and other vegetation 
wherever possible, forming the basis for green 
infrastructure connections across the site.

6.6 A row of hedgerow is proposed for removal in 
the northern part of the site. This hedgerow is 
to be replaced as a new green barrier between 
the residential development and the new primary 
school. The reasoning behind the removal was to 
create logical forms of development. 

6 _DESIGN PROPOSALS

6.7 The central and southern parts of the site are 
designed to become a multi-functional public 
greenspaces which would provide play and 
recreational opportunities for future residents 
and the local community, as well as incorporating 
attenuation basins for SuDS. This has also 
contributed to the provision of considerable 
biodiversity benefits through habitat retention, 
creation and enhancement. 

6.8 The proposed masterplan has sought to respect 
the setting of nearby listed buildings such as 
Lund House & Barn,  Linton Cottage and Old Poor 
House. This is acheived through the application 
of appropriate landscape buffers, proposed 
landscape mitigation and building placement and 
orientation.
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WHINNEY LANE, HARROGATE

ILLUSTRATIVE MASTERPLAN (FIG.11)
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Appearance - The aspects of a building or place 
which determine the visual impression it makes.

Green Infrastructure and Landscaping - Providing 
a ‘green’ network across the development to 
create public open space, SuDS, pedestrian routes 
and recreational areas. Also the treatment of 
private and public space to enhance or protect the 
site’s amenity through hard or soft measures, for 
example screening by planting trees or hedges or 
by constructing fences or walls.

TRANSPORT AND VEHICLE ACCESS

6.10 Access to the site will be provided via a single 
point off the new roundabout junction on Whinney 
Lane. The internal layout provides internal 
loops for emergency purposes as well as future 
connectivity to the surrounding field network to 
facilitate further potential growth in the local area.

DEVELOPMENT FRAMEWORK

6.9 The development framework represents the basic 
structuring of components for the development. 
The framework is broken down into the following 
elements/matters, which have informed the 
development of the illustrative masterplan. These 
are elaborated on in the following pages.

Existing Features - Identifying the existing 
components on site to develop a suitable solution 
to the constraints and work with the opportunities 
that exist in the site’s boundary and surroundings.

Movement & Access - This covers accessibility 
to and within the site for vehicles, cyclists and 
pedestrians in terms of positioning and treatment 
of access and circulation routes and how these fit 
into the surrounding access network. Active street 
scenes will be created with the intention that the 
layout is not based solely on roads, but creates a 
development that is suited to the intended users’ 
needs.

Use & Amount - How much development is 
proposed.  For residential development, this 
means the number of proposed units for 
residential use and for all other development, 
this means the proposed floor space for each 
proposed use.

Layout - The way in which buildings, routes and 
open spaces are provided within the development 
and their relationship to buildings and spaces 
outside the development.

Scale/Density - The scale and density of buildings 
proposed, including why particular heights have 
been settled upon, and how these relate to the 
site’s surroundings and any sensitive skylines.

PARKING PROVISION

6.11 Car and cycle parking will be provided in line 
with the standards which are in place at the time 
of the Reserved Matters planning application. 
During the preparation of the indicative layout, 
due consideration has been given to the current 
standards.

6.12 The illustrative masterplan can incorporate the 
correct amenity space for each dwelling, including 
garden size and car parking. Each dwelling will 
have at least one parking space, with some of 
the detached dwellings having a single or double 
shared garage as well as integral garages.  

VIEW TOWARDS PROPOSED ROUNDABOUT LOCATION
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ACCESS AND MOVEMENT STRATEGY

6.13 The site is well connected to local facilities 
including public transport and is within walking 
and cycling distance of key services including 
schools, leisure and health services.

6.14 The indicative movement and access plan opposite 
shows the proposed structure of the development. 
A well-connected movement network, accessible 
by all users is proposed which helps ensure that 
all areas of the development are easy to navigate, 
safe and secure.

6.15 The new roundabout and main vehicle route 
through the site are capable of accommodating 
bus transport to allow future connections to the 
neighbouring developments.

6.16 The movement hierarchy clearly defines the main 
routes and helps achieve a permeable layout. The 
proposed street types vary in their movement and 
place function within the hierarchy.  

ACCESS & MOVEMENT HIERARCHY  (FIG.12)
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ECOLOGY

6.17 An Ecology Report, produced by BSG Ecology has 
considered the site and suggested the following 
recommendations:

Habitats
6.18 The Site supports improved grassland, with 

hedgerows, scrub, walls and a small stream 
forming field and Site boundaries. Mature trees 
are present on a number of field boundaries..

Semi-improved and improved grassland
6.19 It is anticipated that the proposed development 

is likely to involve the loss of improved grassland 
within the Site. This habitat type does not 
conform to the definition of habitats of principal 
importance/priority habitat type1 (BRIG, 2011). 
This habitat type is assessed to be of relatively low 
ecological value, being widespread and common.

6.20 It is recommended that, depending on design 
layout, that areas of species-rich grassland 
habitat could be created on Site boundaries and 
within greenspace particularly where nutrient 
poor subsoils from any excavation activities can be 
utilised.

Species-poor hedgerows with occasional mature 
trees

6.21 The hedgerows within the Site conform to the 
definition of a Habitat of Principal Importance/
Priority Habitat type. It is recommended that 
wherever possible hedgerows and associated 
mature trees are retained and managed to 
promote their ecological value.

6.22 If the removal of a section of hedgerow is required 
to enable access, then compensation could 
potentially be achieved by planting up any gaps 
within the existing hedgerow or planting of new 
hedgerow within the Site.

6.23 It is recommended that a buffer of at least 3m 
between construction activities and retained 
hedgerows is incorporated into the design. Where 
mature trees are present as part of the hedgerows 
this may need to be increased accordingly to take 
account of the relevant root protection area for 
the tree. It is recommended that any new planting 
consists of locally occurring species (such as 
hawthorn, blackthorn, hazel, field maple Acer 
campestre, crab apple Malus sylvestris, and dog 
rose Rosa canina).

6.24 Enhancement of hedgerows could also be 
achieved through management. For example, 
trimming on a two to three year cycle in late 
winter allows flowering and setting of seed/
berries (which provide a foraging resource for 
birds and other wildlife).

Scrub
6.25 It is anticipated that the proposed development 

may result in the loss of some scrub within the 
Site. This habitat does not conform to a definition 
of habitats of principal importance/priority 
habitat type and is assessed to be of relatively low 
ecological value, being a widespread and common 
habitat type. 

Mature trees

6.26 In addition to the mature trees within the 
hedgerows, mature trees are also present 
on fenced field boundaries and adjoining the 
watercourse in the southern part of the Site. The 
mature trees are considered to be of ecological 
value, including that outlined with respect to 
potential bat roosting, and are recommended to be 
retained within the proposed development where 
possible.

Small watercourse
6.27 It is recommended that the wet ditch and small It 

is recommended that the small watercourse in the 
southern part of the Site is retained and protected 
during construction and that the development 
layout incorporates a buffer to this feature.

6.28 The stream could for example be incorporated 
into a Sustainable Urban Drainage Scheme and 
its biodiversity value enhanced by appropriate 
management and native planting.
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URBAN GRAIN

6.29 The development forms an extension from 
the existing edge of Pannal Ash in Harrogate. 
The approval of the adjacent site and wider 
masterplanning of the area will produce a 
cohesive and sensitively considered development 
at this edge of the existing settlement.  

URBAN GRAIN (EXISTING) URBAN GRAIN (PROPOSED)
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BUILT FORM, SCALE & APPEARANCE

6.30 The illustrative masterplan shows the position 
of land uses and the proposed structure of the 
development.

6.31 Streets are defined by the building layout, housing 
frontage and built form, so that buildings rather 
than roads dominate.

6.32 Lower density housing is situated to the central 
and southern parts of the development.

6.33 Open space is located along the southern, south 
eastern boundaries as well as at the central part 
of the site. Small incidental areas of green space 
are also included throughout. 
 
EXAMPLE CHARACTER AREAS 

6.34 The two character areas identified on the adjacent 
plan and sketches opposite aim to create 
distinctive spaces within the development.

6.35 The illustrative layout is designed to create 
spaces with a strong sense of place, with larger 
properties set on key corners to create way 
markers.

6.36 The site will be clearly legible to residents and 
visitors with key internal road crossing points 
differentiated by contrasting materials to the 
macadam carriageway.

6.37 Street tree planting and in some areas ground 
cover planting will create continuity and enclosure.

CHARACTER AREAS PLAN  (FIG.13)
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Grass verges and street trees along primary routes assist in enhancing the street scene by softening the 
appearance of built form.

CHARACTER AREA 2

Development facing over areas of public open space providing positive and attractive outlooks and natural 
surveillance.

CHARACTER AREA 1
MATERIALS

6.38 A materials analysis and local character 
assessment will drive the development to suitably 
fit within the local vernacular. 

6.39 The materials palette within Harrogate is diverse 
and consists of red/buff brick and grey slate or red 
tile roofs. Mock Tudor features are also included 
throughout the settlement.

6.40 The specification of materials used for this 
development will be a matter to be dealt with 
through the course of a reserved matters 
application or by a suitably worded condition, 
however it is envisaged that the proposed 
dwellings will be constructed of red or buff brick 
and grey/red tile with rendered sections and 
traditional roof pitches. 
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GREEN INFRASTRUCTURE & LANDSCAPE 
STRATEGY

6.41 The aims of the landscape and visual mitigation 
and enhancement strategy are as follows:

1. Existing avenue of mature Beech trees to be 
retained and aid screening of the Primary 
School.

2. Existing Tree and Hedgerow either side of the 
15.54/69/1 PRoW to be retained and extended 
to Whinney Road to provide screening of the 
Primary School to the north.

3. Proposed mixed native tree planting south 
and east of the Primary School to screen 
views from both Whinney Road as well as 
wider views from the south.

4. Proposed extension of existing native avenue 
of trees, to provide screening of views for the 
west particularly from Lund House and Bark 
Mill Cottage.

5. Proposed native tree planting within 
residential scheme to provide filtered 
screening of properties when viewed from the 
south.

6. Proposed native scrub planting to reinforce 
the existing north-western boundary and 
provide additional screening from Lund House 
and Bark Mill Cottage while providing varied 
habitat.

7. Native tree planting to the west of the existing 
native hedgerow along Whinney Lane, to 
provide additional screening from views from 
the east and reinforce the existing hedge with 
infill planting.

LANDSCAPE MASTERPLAN (SURFACE PROPERTY)  (FIG.14)
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8. Species rich grassland with native trees 
primarily located along the peripheries to 
maintain the open appearance, characteristic 
to the surrounding landscape setting. This 
will also provide an open, inviting amenity 
space which ties in with character along 
surrounding PRoW.

9. Native wetland planting associated with SuDS 
to provide aesthetic interest along routes 
within the central amenity area.

10. Proposed native species rich hedgerow to tie 
in with existing planting and dry stone wall 
while reinforcing the western boundary.

11. Row of mixed native trees to screen informal 
play area and reduced exposure to the spine 
road.

12. Proposed Wetland planting area. Existing 
culvert to be opened and pond area created 
and planted with aquatic planting to improve 
health of the ditch running centrally through 
the site.

13. Proposed native tree planting within 
residential scheme to provide filtered 
screening of properties when viewed from the 
north.

14. Proposed pocket of mixed native trees to 
provide screening of the development from 
Bark Mill Cottage.

15. Existing dry stone wall to be retained along 
the western boundary and an opening created 
for the proposed access road.

16. Existing dry stone wall to be repaired and an 
opening created for the new pedestrian route 
which runs along the western boundary dry 
stone wall from Lady Lane.

17. Proposed species rich native hedgerow with 
native tree belt to extend from the existing 
hedgerow along Lady Lane and wrap around 
the land associated with the Old Poor 
House and Linton Cottage. This will provide 
additional screening from Lady Lane and 
neighbouring properties. Mitigation and 
enhancement proposals

INDICATIVE IMAGES OF HABITAT ENHANCEMENT WITHIN RESIDENTIAL DEVELOPMENTS
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7_BUILDING FOR LIFE
RESOURCE EFFICIENCY  

ADAPTABILITY

7.1 The new development should be flexible enough 
to respond to future changes in use, lifestyle and 
demography. This means designing for resource 
efficiency, creating flexibility in the use of property, 
public spaces and service infrastructure and 
introducing new approaches to transportation, 
traffic management and parking.

7.2 The development should be flexible to 
accommodate changes of use and circumstances 
through changing social, technological and 
economic conditions.

BUILDING FOR LIFE

7.3 This section clarifies how the development and 
design proposals embrace the recommendations 
given in Building for Life 12 and respond to the 
twelve B4L12 questions as follows;

7.4 In our opinion, the initial assessment of the 
scheme is achieving 10 ‘green lights’ and shows 
that the development has taken account of all 
the questions posed by the Building for Life 
Assessment.

7.5 We believe that by virtue of its considered design, 
the development should be ‘a good place to live.’

CRIME PREVENTION

7.6 The design proposals are based on an 
understanding of best practice and reference has 
been made to relevant documents including “Safer 
places: the Planning System” and “Manual for 
Streets”. The development is designed to create 
an environment that is well designed, attractive, 
clearly defined and well maintained. People should 
be able to take pride in their surroundings and feel 
comfortable and safe and have a sense of shared 
ownership and responsibility. The development 
is clearly defined with no ambiguity as to which 
areas are private, which are public, and how the 
two relate to one another. The development has 
followed the following principles:

• Routes lead directly to where people want to 
go;

• All routes are necessary, serving a defined 
function;

• The majority of cars are marked in the curtilage 
of homes to provide optimum surveillance. Visitor 
on-street parking have natural surveillance;

• Natural surveillance is promoted by ensuring the 
street and open spaces are overlooked and well 
used; and

• Ownerships and responsibilities for external 
spaces will be clearly identified and the 
proposals will facilitate ease of maintenance and 
management 
 
 
 

7.7 Landscape design is essential to achieve an 
environment that creates a sense of place and 
community identity. Landscape design in this 
context encompasses the planning, design and 
management of external spaces. Well-designed 
public lighting increases the opportunity for 
surveillance at night and sends out positive 
messages about the management of an area.

7.8 Natural surveillance in the form of doors and 
windows overlooking streets and pedestrian 
routes and therefore creating activity throughout 
the day and evening will be essential in creating 
safe and comfortable routes for the user and 
discourage criminal activity by increasing the risk 
of detection.
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FULL COMPLIANCE

PARTIAL COMPLIANCE/
SCOPE FOR IMPROVEMENT

NO COMPLIANCE/
REDESIGN REQUIRED

INTEGRATING INTO THE NEIGHBOURHOOD SCORE

01  CONNECTIONS Does the scheme integrate into its surroundings by reinforcing existing connections and creating 

new ones, while also respecting existing buildings and land uses around the development site?

• Creates connections through the site.

• Properties integrating into existing urban grain.

• Good separation and relationship to adjacent houses.

02 FACILITIES AND 

SERVICES

Does the development provide (or is it close to) community facilities, such as shops, schools,  

workplaces, parks, play areas, pubs or cafes?

• There are some facilities similar to the above that are in close proximity to the proposed 

development, including schools, leisure centres, post office and a pub.

03 PUBLIC 

TRANSPORT

Does the scheme have good access to public transport to help reduce car dependency? 

• There are bus stops within approximately 500m radius of the site linking future residents to 

the centre of Harrogate.

04 MEETING 

LOCAL HOUSING 

REQUIREMENTS

Does the development have a mix of housing types and tenures that suit local requirements?

• A wide range of house types are proposed, from 2 to 4 bed terraced, semi-detached and 

detached houses.

• A mixture of private and affordable properties and all are fully integrated and designed to be 

tenure blind to create a broad-based community.

05 CHARACTER Does the scheme create a place with a locally inspired or otherwise distinctive character?

• Proposed housing and its amount will be enough to create its own identity.

• The proposed scale, form, massing and materials of the new dwellings responds to the 

local character.

06 WORKING WITH 

THE SITE AND ITS 

CONTEXT

Does the scheme take advantage of existing topography, landscape features (including water 

courses), trees and plants, wildlife habitats, existing buildings, site orientation and micro-climate?

• The dwellings will respond to the existing urban grain of local housing, creating a 

development that fits in with the area and includes active street frontages.

• The scheme will retain the majority of the existing hedgerows and boundary vegetation, 

creating a development which reflects the character of the area.

INTEGRATING INTO THE NEIGHBOURHOOD SCORE

07 CREATING WELL 

DEFINED STREETS 

AND SPACES

Are buildings designed and positioned with landscaping to define and enhance streets and spaces 

and are buildings designed to turn street corners well?

• The location and orientation of dwellings creates well-defined streets with the use of dual 

aspect designs to turn corners and give presence to both streets.

• ‘Gateway’ buildings and focal buildings / vista-stops also help define and frame the spaces.

• The built form is enhanced with high quality landscaping with proposed tree planting, used to 

define the semi-private spaces to garden frontages and to define specific character areas.

08 EASY TO FIND 

YOUR WAY AROUND

Is the scheme designed to make it easy to find your way around?

• The proposed roads on the site connect to Whinney Lane, with good permeability and 

connections to the surrounding area for pedestrians and cyclists.

• The landscape is designed to be continuous to create a comprehensive character and 

development.

09 STREETS FOR 

ALL

Are streets designed in a way that encourages low vehicle speeds and allow them to function as 

social spaces? 

• There is a clear hierarchy of the street design, with a main primary road through the site, 

branching off to shared surface scenarios and private drives.

10 CAR PARKING Is resident and visitor parking sufficient and well integrated so that it does not dominate the street?

• Each property has a minimum of 1-2 spaces each, typically ‘in-curtilage’, with some on street 

allocated visitor parking and all relating well to the property they serve.

• 25% Visitor parking has been allowed for on shared surface roads and on-street parking.

11 PUBLIC AND 

PRIVATE SPACES

Will public and private spaces be clearly defined and designed to be attractive, well managed and 

safe?

• Each street will have overlooking plots, creating safe and secure street scenes.

• Green frontage has been designed at the site access. Public open space is to be a focal point 

of the development, retaining some existing trees. The open space will be maintained by a 

management company or the local authority.

12 EXTERNAL 

STORAGE AND 

AMENITY SPACE

Is there adequate external storage space for bins and recycling, as well as vehicles and cycles?

•          All properties have secure rear garden space, which give the space for refuse storage and                            

allow a storage shed which are optional to the resident. Some of the properties have either external 

or integral garages.

TOTAL SCORE 1 0 - 2 - 0
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8.1 Banks Property is applying to Harrogate Borough 
Council for Outline Planning Permission for a 
residential development of up to 270 homes, a 
new primary school and strategic green space 
infrastructure, to create a high quality and 
sustainable development.

8.2 The indicative scheme layout has been 
carefully developed to ensure that the proposed 
development responds to the site context and 
opportunities and constraints as set out within this 
Design and Access Statement.

8.3 The site is considered to be suitable and 
sustainable for residential development that can 
utilise existing infrastructure in the area.

8.4 The development proposals will achieve:

• The creation of an integrated community 
with a sensitive relationship to the existing 
settlement edge of Harrogate and countryside 
setting;

• The retention and creation of pedestrian 
connections through the development that 
link the existing settlement with the wider 
village and countryside;

• The provision of a development that is well 
connected, readily understood and easily 
navigated, promoted through a layout that is 
efficient, safe and user-friendly;

• The creation of a strong landscape and open 
space structure;

• Provision of a range of dwelling sizes, types 
and tenures that offer an accessible and 
acceptable choice of lifestyles; and

• Promotion of the objectives of sustainable 
development through layout and design.

8_SUMMARY

INDICATIVE IMAGES OF THE PROPOSED DEVELOPMENT
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