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Report of the Chief Planning Officer
CITY PLANS PANEL
Date: 1 October 2020
Subject: 19/05272/FU- Full application for 152 dwellings
Horsforth Campus
Calverley Lane
Horsforth

Applicants:
Stonewater
Leeds City College
Galliford Try Partners

Electoral Wards Affected:

Specific Implications For:

Horsforth

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted

Narrowing the Gap

RECOMMENDATION:
DEFER and DELEGATE approval to the Chief Planning officer - subject first to referral
of the application to the Secretary of State as a Departure from the Development Plan
and subject to the Secretary of State not wishing to call in the application for his own
determination – and subject to the conditions specified (and any others which he
might consider appropriate) and the completion of a legal agreement within 3 months
from the date of resolution, unless otherwise agreed in writing by the Chief Planning
Officer, to include the following obligations:
100 %Affordable Housing provision
Green Space Commuted Sum/management plan
Off-site highway improvement works contribution
Travel plan measures including Metrocards and real-time bus displays

In the circumstances where the S106 agreement has not been completed within 3
months the final determination of the application shall be delegated to the Chief
Planning Officer
Conditions
1. Commencement within 3 years
2. Development to accord with the approved plans
3. Materials samples required
4. Scheme for pedestrian link to Newlaithes school to be implemented prior to first
occupation
5. Vehicular areas to be laid out hard surfaced and drained.
7. Travel plan to be implemented
8. Cycle and motorcycle parking and electric vehicle charging points to be provided
prior to first occupation. Notwithstanding the details on the approved plan, the scheme
shall provide at least one charging point for each dwelling and one charging point per
10 visitor spaces.
9. Pedestrian/cycle routes to be carried out prior to first occupation and thereafter
maintained in accordance with a scheme to be agreed.
10. Condition survey of Calverley Lane and remediation scheme required.
11. Parking for the flats shall be unallocated
12. Surface water drainage works scheme to be approved and implemented
13. Foul drainage scheme to be approved and implemented
14. Details of bat roosting and bird nesting features (for species such as House
Sparrow, Starling, Swift, Swallow and House Martin) to be approved and
implemented
15. No removal of hedgerows, trees or shrubs shall take place between 1st March
and 31st August inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds’ nests immediately before (within 24
hours) the works commence and provided written confirmation that no birds will be
harmed and/or that there are appropriate measures in place to protect nesting bird
interest on site. Any such written confirmation should be submitted to the LPA within
3 days of works being carried out.
16. No works shall commence unless the LPA has been provided with either:
a copy of the Great Crested Newt Mitigation Method Statement and License issued
by Natural England pursuant to Regulation 53 of the Conservation of Habitats and
Species Regulations 2010 authorising the specified activity to go ahead; or
a statement in writing from Natural England to the effect that it does not consider that
the specified activity will require a license.
17. Landscaping conditions to provide for protection of existing trees, submission and
implementation of a landscaping scheme and landscaping management
18. Contamination conditions to provide for investigation, remediation and validation
19. Construction management plan required, including hours of construction and
deliveries and noise from plant and equipment.
20. Scheme of noise insulation and ventilation to be submitted and approved
21. Details of pumping station required.
1.0

Introduction:

1.1

This planning application is a proposal for 152 affordable dwellings on the site of the
former Horsforth Campus of Leeds City College.

2.1

Part of the site has an outline planning permission for housing granted on 24 March
2016 and this part of the site relates to the approximate area of the former campus

educational buildings on the site. The remainder of the site was brought forward as
a housing site in the Site Allocations Plan.
2.2

As submitted the proposed development for the site totaled 188 dwellings. Following
detailed discussion with officers, this has now reduced to 152 dwellings, primarily as
a result of the developer agreeing to remove development from an area of
ecological value to the South of the site.

2.3

This site (HG2 – 43) is one of the SAP housing sites which is subject to the High
Court Judgment on relief dated 7 August 2020, the effect of which is that the site is
to be treated as not having been adopted, unless adopted following the
recommendation of a person appointed by the Secretary of State to carry out an
independent examination of the remitted parts of the SAP. Therefore the Site is
presently located within the Green Belt and this matter will be addressed in detail
below.

2.4

Part of the application site is to remain as grassland and will not be developed other
than with a small pumping station. This area will be referred to as the ‘grassland’ in
the remainder of the report and this part of the site is not considered to be
previously developed land.

2.5

The housing proposed is to be managed by Stonewater which is a registered
provider of social housing.

2.6

This site is referred to the Plans Panel as a Departure from the Development Plan
as the site is within the Green Belt, and at the request of the 3 Horsforth Ward
members who state that:
‘We request that this application is considered by City Plans Panel, based on
Highways and the lack of adequate school provision in Horsforth. We do not feel
that an adequate highways solution has been reached yet. Chapter 8 of the NPPF in
paragraph 94 states that "It is important that a sufficient choice of school places is
available to meet the needs of existing and new communities", which isn’t the case
for this application’.
As this request for Panel consideration raises matters wider in impact than on
immediate neighbours this request meets the necessary test in the Constitution in
that regard.

2.0

Site and Surroundings:

2.1

The campus site lies to the South-West of Horsforth centre adjacent to the A6120
Ring Road which forms the western boundary of the site. The site is reached along
Calverley Lane which joins the A65 close to the Ring Road/A65 roundabout. This
serves a number of residential properties and Horsforth Cemetery which abuts the
site to the east. To the south of the campus site is an area of woodland, Swaine
Wood, the railway line and the river Aire.
The site itself comprises a mixture of college buildings, mainly two storey, of postwar construction, and areas of car parking interspersed with grassed areas and
mature trees. These buildings include teaching buildings and greenhouses and
polytunnels and quasi agricultural buildings previously used in connection with
horticultural teaching at the college. To the northern part of the campus site is a
grass playing pitch and to the southern area (the grassland area) the land is open
and treed and contains a pond.

3.0

Proposal

3.1

The application proposes 152 affordable dwellings on the site together with access
from Calverley Lane and associated landscaping and public open space.

4.0

History of Negotiations

4.1

The applicant has provided the following details with regard to public
engagement on the proposals:
A two-page newsletter has been distributed to local residents and stakeholders.
The newsletter was issued on 7th February 2019 to 827 properties neighbouring the
site.
The area of distribution reflects the area of consultation for the outline planning
application and takes into account those residential areas that would be most
directly related to the proposals.

4.2

The applicant attended a meeting with officers to explain their proposals on 30 June
2019 attended by Horsforth Ward members.

4.1

Pre-application advice on the development of the wider site has been provided on
two occasions.

5.0

Relevant Planning History
19/01561/RM Reserved matters application for 65 dwellings - pending
15/02901/OT – Outline permission for residential development of up to 72 dwellings
– approved on 24 March 2016

6.0

Public / Local response
Horsforth Town Council - welcomes the provision of affordable housing.
However, the Council has concerns regarding the traffic generated by this
scheme. The Council also expects the developers will be implementing a
renewable energy scheme.
It also wants assurance that pedestrian and bike paths will be opened up to the
ring road and would like to ask that the scheme provides some housing suitable
for the elderly. The Council is concerned about the impact on schools.
Leeds Civic Trust – In favour of affordable housing on the site but subject to the
following:
- Trees along the boundary with the Ring Road are important to the site
- The Ring Road boundary is also subject to high levels of traffic noise which could
affect future residents
- Details of the pumping station are needed.
9 Objections have been received from local residents –
-

-

Local roads cannot support the additional traffic from this development. There
are already difficulties in joining New Road Side at the Newlay Lane, Victoria
Mount and Calverley Lane junctions at peak times. Horsforth and Rodley
Roundabouts are heavily congested
Schools over-subscribed
Local doctors are over-subscribed

-

Lack of local facilities including a leisure centre

Following the consolidation of the application into a single proposal for 152
dwellings, the application was re-publicised on 27 May 2020 with further site
notices, and a further 71 objections were received.
These include objections from the three Horsforth Ward Councillors as follows:
-

You will be aware of the judgement made in the High Court on the Judicial
Review
brought forward by the Aireborough Neighbourhood Forum,
concluding that the decision to
release Greenbelt for development was
made on ‘legally deficient
reasons’. While the Greenbelt sites in
question are in Aireborough, we believe the same questions should now be
raised over other Greenbelt sites across Leeds. Sites in Horsforth & Rawdon
are of particular concern to us and the immediate future of the Old
Horsforth Campus needs to be addressed given the imminent decision to
be taken on the proposed development of 152 units, reference 19/05272/FU. It
is our
view this
application should be refused due to the ruling,
and consideration for development on any Greenbelt sites halted until a
judgement on “relief” has been made.

Objections from local residents also refer to the issues summarised above, and in
addition:
-

-

The flats proposed at the entrance to the site will overlook other existing homes
Adverse impact on local wildlife
Since closure of the college and Covid 19 people have begun using the area for
recreation
Adjacent graveyard will be harmfully impacted
Horsforth Civic Society - The High Court ruled in favour of the Judicial Review
set in motion by Aireborough Neighbourhood Development Forum. The judge
found that the 4 green belt (GB) sites in Aireborough that had been removed
from green belt status to meet housing demand, are not justified by the
exceptional circumstances given by LCC. Removal was therefore an error in
law.
This site HG2-43 is one of the SAP phase one sites which has been or is to be
taken out of greenbelt to allow houses to be built on it.

.
-

Horsforth Civic Society notes that Horsforth’s Neighbourhood Plan (‘made’
decision confirmed by LCC on 21st May 2020) contains a specific policy H3
referring to this site:
POLICY H3: HORSFORTH (PARK LANE) CAMPUS
Housing development at Horsforth (Park Lane) Campus, as identified on
The Policy Proposals Map, should be undertaken in accordance with
following requirements: ‐
‐ Provision of at least two points of vehicular access, with the primary
access from either the A65, A6120 or a modified Horsforth Roundabout,
complementary to the proposals for transport improvements such as the
Airport Link Road and to Horsforth Roundabout, and able to accommodate
development traffic. Further access points should foster linkages to
surrounding communities and facilities for all types of movement and
provide for emergency access to the site;
‐ Provision of contributions towards mitigating highways measures at the
Horsforth and Rodley A6120 junctions;

‐ The carrying out of an ecological assessment and agreement as to
appropriate resultant action including mitigation measures, prior to the
commencement of any works on site;
‐ Consideration regarding the retention of mature trees on the site;
‐ Regard to the landscape character and special features of the Special
Landscape Area immediately to the west of the site (across Broadway), as
set out in Policy GE1 of this plan;
‐ Regard to maintenance of the Strategic Green Infrastructure within which
the site sits.”
 The Society is not satisfied that the highways aspects of this policy are
being developed, or will have been developed, by the time the
houses proposed in this application have been built.
 We are also not satisfied that sufficient mitigation has been considered in
respect of the loss of the green parts of the site and the impact that this will
have on local nature and the environment.
 We have commented before that we find the layout and design of the
housing proposed to be uninspiring and out of character with the natural
attributes of the site.
 We have noted that in the Horsforth NP Statement of Community
Consultation (Section; Additional Site Allocations for Horsforth, January
2015), this site was seen by 768 (76.6%) out of 1003 respondents as
unsuitable for housing and should be protected.
 The demand for school places in Horsforth, from those living within the
LS18 postcode, is not met by the current availability of school places in
Horsforth. The Society believes that this development will exacerbate this
situation and is likely to be more impactful due to the demographics of the
affordable nature of the housing proposed. We are not aware of any
plans emerging from this development to deal with this particularly
important aspect.
 Above all though, the Society focuses its attention to the High Court
judgement detailed above. With the removal of this site from the
`
GB, to allow housing to be built, being considered illegal, to allow this
planning application to proceed would be an error.

7.0

Consultation responses

7.1

Environmental Studies (Transport Noise and Air Quality) - Would require a condition
requiring the submission and approval of a noise and ventilation package prior to
construction. No air quality concerns
Highway Authority – No objections subject to conditions and the payment by the
applicant of a sum for investment in the Horsforth and Rodley Roundabout
improvement
scheme.
Travel Wise Team – Travel plan measures required.
Metro - The site is located within the recommended 400m from the nearest bus
routes that operate on Broadway. We generally take a pragmatic approach to walk
distances to take the size and location of development sites into account. When
doing so, we also have to consider the development type and the level and quality
of service (frequency and destinations served) at the destination bus stop.
Bus services which operate on Broadway include the 9 which operates between
Horsforth and Seacroft at a 60 minute frequency, with a 30 minute frequency

operating between Pudsey and The White Rose Centre. The bus availability for the
site is therefore considered to be acceptable. The size of the development is
unlikely to change the bus route or frequency.
The closest bus stop on this corridor is 13519. As part of this scheme, Real Time
Passenger Information displays could be provided at this stop at a cost to the
developer of £10,000 to improve the public transport offer. In order to access this
stop, safe and direct pedestrian links are required.
To encourage the use of sustainable transport as a realistic alternative to the car,
the developer needs to fund a package of sustainable travel measures. We
recommend that the developer contributes towards sustainable travel incentives to
encourage the use of sustainable modes of transport. Leeds City Council have
recently introduced a sustainable travel fund. The fund can be used to purchase a
range of sustainable travel measures including discounted MetroCards (Residential
MetroCard Scheme) for all or part of the site. This model could be used at this site.
The payment schedule, mechanism and administration of the fund would have to be
agreed with Leeds City Council and WYCA and detailed in a planning condition or
S106 agreement. As an indication of the cost should the normal RMC scheme be
applied based on a bus only ticket, the contribution appropriate for this development
would be £61,561.50. This equates to bus only Residential MCards.

Flood Risk Management – No objections subject to matters of detail
Yorkshire Water – No objections subject to matters of detail
Children’s Services - Please see the ‘Education’ section of this report below

8.0

Relevant Planning Policies
The Development Plan
Section 38 of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the development plan
unless material considerations indicate otherwise.
The development plan for this site is made up of the adopted Site Allocations Plan
(2019), the Core Strategy (as amended 2019), Saved policies from the Leeds
Unitary Development Plan (Review 2006) (UDP), the Natural Resources and Waste
Development Plan Document (DPD), adopted January 2013, and the Horsforth
Neighbourhood Plan (‘made’ 21st May 2020)
The following Core Strategy policies are considered the most relevant. The
Core
Strategy was amended on the adoption of The Core Strategy Selective
Review which included a revised lower housing requirement and contains
policies on affordable housing, housing standards, accessible housing,
greenspace and electric vehicle charging points.)
•
•
•
•

SP 1: Location of development
SP6:The Housing Requirement and Allocation of Housing Land
SP7: Distribution of Housing land and Allocations
H2: New housing development on non-allocated sites.

•

•
•
•
•
•
•
•
•

Policy H3 – Density of Residential Development The location of the site falls
within (iii) Other Urban Areas where the housing density
should meet or
exceed 35 dwellings per hectare (net) unless there are overriding reasons
concerning townscape, character, design or highway capacity.
H4: Housing mix.
H5: Affordable Housing
H8: Housing for independent living
H9: Minimum Spacing Standards
H10: Accessible Housing Standards
P10: Seeks to ensure high quality design
P12: Landscape
G1: Extending and enhancing green infrastructure.

•
•
•
•
•
•
•
•
•
•

G4: Green Space Improvement and New Green Space Provision
G8: Protection of species.
G9: Biodiversity improvements.
EN1:Climate Change – Carbon Dioxide Reduction
EN2: Sustainable design and construction
EN4:District heating
EN5: Managing flood risk.
EN8:Electric Vehicle Charging Infrastructure
T2: Accessibility requirements and new development.
ID2: Planning obligations and developer contributions

Leeds UDP
The following saved policies within the UDP are considered most relevant to the
determination of this application:
•

GB7: AT THE FOLLOWING MAJOR DEVELOPED SITES WITHIN THE
GREEN BELT, ALTERNATIVE USES AND LIMITED INFILL
DEVELOPMENT MAY BE ACCEPTABLE:
• AIREDALE AND WHARFEDALE COLLEGE, CALVERLEY LANE,
HORSFORTH
• HIGH ROYDS HOSPITAL, GUISELEY “

Although a saved policy GB7 designation applicable to Horsforth Campus was no
longer fully relevant at the point when the SAP was adopted as the HG2-43 part of
the site was removed from Green Belt and it was allocated for housing. However as
a result of the SAP remittal, the position has been reversed with the site returning to
the Green Belt, so GB7 does apply now to the full site.
•
•

GP5 - Development proposals should resolve detailed planning issues.
BD5 – New buildings to be designed with consideration of their own amenity
and that of their surroundings.

The Leeds Site Allocations Plan was adopted on the 10th July 2019
Part of the application site had been allocated within the Site Allocation Plan for
housing (reference HG2-43) but following the recent High Court judgement this is no
longer the case and the site has reverted to being Green Belt. In addition part of the
site was identified as delivering housing (due to its extant planning permission) as
HG1-515.The SAP policies are nonetheless summarised below for information:

Site HG2-43
The site is adjacent to identified site HG1-515 Horsforth Campus, therefore it is
encouraged that both sites should be developed together and comprehensively.
• Highway Access to Site:
Horsforth roundabout will require alteration to accommodate additional traffic as a
result of housing growth. The development will be expected to contribute to the cost
of the alterations. •
Local Highway Network:
The development will have a cumulative impact on the operation of the A65 /
A6120 'Horsforth roundabout' and implementation of the proposed Airport Link
Road. It will also have a cumulative impact upon the A657 / A6120 Rodley junction.
Contributions will be sought towards mitigating measures at the Horsforth and
Rodley junctions.
Ecology:
Significant ecological impact identified on parts of the site. An Ecological
Assessment of the site is required and where appropriate, mitigation measures will
need to be provided, including a substantial buffer to the ancient woodland to the
south including areas of existing wildflower meadows which form part of the Leeds
Habitat Network and retention of existing pond for amphibians together with
creation of additional wildlife ponds as part of SUDs requirement and protection of
great crested newts which are present on site.
Site HG1-515
The site is an identified Housing Site within the SAP with an indicative capacity of 72
dwellings, this has not been affected by the High Court Judgment.
The Horsforth Neighbourhood Plan
POLICY H3: HORSFORTH (PARK LANE) CAMPUS
Housing development at Horsforth (Park Lane) Campus, as identified on The Policy
Proposals Map, should be undertaken in accordance with following requirements: - Provision of at least two points of vehicular access, with the primary access from
either the A65, A6120 or a modified Horsforth Roundabout, complementary to the
proposals for transport improvements such as the Airport Link Road and to
Horsforth Roundabout, and able to accommodate development traffic.
Further access points should foster linkages to surrounding communities and
facilities for all types of movement and provide for emergency access to the site;
- Provision of contributions towards mitigating highways measures at the Horsforth
and Rodley A6120 junctions;
- The carrying out of an ecological assessment and agreement as to appropriate
resultant action, including mitigation measures, prior to the commencement of any
works on site;
- Consideration regarding the retention of mature trees on the site;
- Regard to the landscape character and special features of the Special Landscape
Area immediately to the west of the site (across Broadway), as set out in Policy GE1
of this plan;
- Regard to maintenance of the Strategic Green Infrastructure within which the site
sits
8.6

The following Supplementary Planning Policy documents are relevant:
•
•
•

Leeds Street Design Guide (2009)
Parking SPD (2016)
SPD Building for Tomorrow Today: Sustainable Design and Construction

•
•

SPD Travel Plans
Neighbourhoods for Living (2013).

National Planning Policy Framework (NPPF)
8.7

The National Planning Policy Framework (NPPF), was updated in June 2019. One
of the key principles at the heart of the Framework is a presumption in favour of
Sustainable Development.
Relevant paragraphs are highlighted below.
Paragraph 12 Presumption in favour of sustainable development
Paragraph 34 Developer contributions
Paragraph 59 Boosting the Supply of Housing
Paragraph 64 Need for Affordable Housing
Paragraph 91 Planning decisions should aim to achieve healthy, inclusive
And safe places
Paragraph 108 Sustainable modes of Transport
Paragraph 117 Effective use of land
Paragraph 122 Achieving appropriate densities
Paragraph 127 Need for Good design which is sympathetic to local
Character and history
Paragraph 130 Planning permission should be refused for poor design
Paragraphs 143 to 145 – Green Belt

9.0

MAIN ISSUES
1. Principle of the development in the green belt
2. Sustainability and Climate Change
3. Trees
4. Biodiversity
5. Landscaping strategy and provision of public open space
6. Design and Character
7. Affordable housing
8. Housing mix
9. Housing space standards and accessible housing
10. Highway matters
11. Education provision
12. Green Belt and the matter of very special circumstances
13. Other matters
14. Community infrastructure levy

10.0

APPRAISAL

10.1

Principle of the development in the Green Belt
The whole of the site is in the Green Belt. The principle of development on the HG1515 part of the site, which benefits from an extant outline planning permission has
been established despite the site being in the Green Belt .This permission relates to
the built up part of the site occupied by the former college buildings and remains
valid. The applicant has indicated that they intend to build out this permission should
the proposals for the wider site not succeed and this is therefore a fall-back position
in respect of development of a substantial portion of the site for up to 70 dwellings.

10.2

The principle of development on the wider site had been supported by the allocation
of this land as a housing site in the Site Allocations Plan. However, this is no longer

the case following the successful challenge to the SAP and its impact on allocations
which were immediately before adoption of the SAP located in the Green Belt. This
means that the whole site is currently located within Green Belt. As such,
development is inappropriate and needs to be assessed having strict regard to the
NPPF (as did the already consented part of the site which is the redevelopment of a
brownfield site) to determine whether a relevant exception is satisfied or very special
circumstances sufficient to outweigh the harm to the Green Belt and any other harm
can be demonstrated.
Green Belt Assessment
10.3

The NPPF states that “inappropriate development” within the Green Belt should not
be approved except in “very special circumstances” (para 143 NPPF).
Paragraph 145 of the NPPF sets out various exceptions where the construction of
new buildings in the Green Belt would not be “inappropriate development”.
Para 145(g) bullet 2 sets out the following exception:
g) limited infilling or the partial or complete redevelopment of previously developed
land,
whether redundant or in continuing use (excluding temporary buildings),
which would:
‒ not have a greater impact on the openness of the Green Belt than the
existing development; or
‒ not cause substantial harm to the openness of the Green Belt, where the
development
would re-use previously developed land and contribute to
meeting an identified affordable housing need within the area of the local
planning authority.
The various elements of this exception are addressed below:

10.4

Previously developed land
In order to benefit from this exception, the site in question must fulfil the definition
of previously developed land as set out in Annex 2 of the NPPF as follows:
“Land which is or was occupied by a permanent structure, including the curtilage of
the developed land (although it should not be assumed that the whole of the
curtilage should be developed) and any associated fixed surface infrastructure. This
excludes:land that is or was last occupied by agricultural or forestry buildings; land
that has been developed for minerals extraction or waste disposal by landfill, where
provision for restoration has been made through development management
procedures; land in built-up areas such as residential gardens, parks, recreation
grounds and allotments; and land that was previously developed but where the
remains of the permanent structure or fixed surface structure have blended into the
landscape.”

10.5

Curtilage
To fall within the above exception, the site must be considered to be within the
curtilage of the previously developed land, and in this application this includes the
former playing pitch to the North of the site.
Having regard to the above, and in assessing whether the whole of the application
site (excluding the grassland area to the South of the site) is considered to fall
within the curtilage of the previously developed land despite not all of it having been
developed and applying the “fact and degree”
assessment
officers are
satisfied that
the whole site is considered to be within the ‘curtilage’ of the

campus and thus the
whole of the
application site including the former
sports pitch is considered to be previously developed land because:
-

It is contained within the boundaries of the campus site
It is within the same ownership
It was used as a campus sports facility and so has had a clear and important
functional purpose/relationship with the campus buildings

A recent appeal case concerning a comparable case has been referred to by the
applicant:
A very similar point was considered recently in connection with a very similar appeal
relating to the redevelopment of the Wheatley Campus at Oxford Brookes
University. It fell to the Inspector to determine whether various elements of a large
campus site could be considered to be within the curtilage of the built structures.
The Inspector stated “13.22 The determinative issue in this case is whether the
appeal site is PDL in the terms set out in the Framework. As much of the western
part of the site is devoid of permanent structures, the PDL question principally
turns on whether the whole campus falls within the curtilage of those permanent
structures on the site.
13.23 The Courts have consistently held that the extent of a curtilage will be a
matter of fact and degree and will depend on the particular circumstances of a case.
There is broad agreement that the central and eastern parts of the site, currently
occupied by the university buildings and dwellings, are curtilage.
13.24 The western half of the site is however appreciably more open and
contentious. A significant portion of it along with a strip of land along the southern
site boundary comprises the university’s sport pitches. These pitches and the
circulation areas around them clearly perform an important functional purpose
related to the campus buildings. Cognisant of the Sinclair-Lockhart judgement and
the dictionary definition of a “campus”, I am satisfied that these areas fall within
the curtilage of the university buildings.”
It is considered that this case does add support to the former playing pitch part of
the site being deemed to be within the curtilage of the campus buildings and
officers are satisfied that the ‘curtilage’ test is met and therefore that this part of the
application site is deemed previously developed land..

10.6

Meeting an affordable housing need
On this matter the applicant states that:
The proposed development will make a weighty contribution to meeting the
identified affordable housing need. Unusually, the development is 100% affordable
housing and will, therefore, contribute a very significant 152 affordable
dwellings to the supply
The Council’s own figures show that in the past 5 years (2015-20), 76 affordable
houses have been delivered in the Horsforth Ward; 35 units through S106
agreements (Horsforth Vale, Woodlands and
Weavers Chase), 13 units
through Right to Buy funded units (Burley Lane), and 28
units through the
affordable housing programme (Outwood Lane).
Throughout the Leeds District it is calculated that to fully address identified needs, a
total of 1,230 new affordable homes need to be built per year. In 2018/19, 433 units
were delivered. Since 2012/13 annual delivery has fluctuated between

approximately 200 units per year (16% of the target) to 560 units per year (45% of
the target) which means delivery has not met need for some years.
The application proposes 100% affordable provision well in excess of the Policy H5
requirement of 35% (35% of 152 units = 53 units). The development will deliver 99
more affordable units than the H5 requirement. It should be noted that under Policy
H5 that only 35% of the units are normally required to meet this policy. The
remaining 65% of units provided by Stonewater would however be required to
meet national standards for affordable housing as Stonewater is a non-profit social
housing provider registered with Homes England.
Officers would accept on this basis that the development would meet an Identified
affordable housing need within the area of the local planning authority.

10.7

Substantial harm to the openness of the Green Belt
It must then be considered whether the development would cause ‘substantial
harm’ to the openness of the Green Belt.
The site is not considered to fulfill an important Green Belt function - it is surrounded
by major roads on two sides and on the third side the site abuts the cemetery and
built up parts of Horsforth. Significant parts of the site despite being within the
green belt already benefit from planning consent and the fall back of that
permission needs to be taken into account when assessing the impact of the
proposed development on the openness of the green belt.
The area of the site (excluding the site of the outline planning permission) was
subject to a Green Belt assessment as part of the SAP process (ref.HG2-43), which
considered how the site performed in terms of the purposes of the Green Belt.
These purposes are outlined in the NPPF (para. 134). The assessment concluded
that a “Substantial part of the wider site is brownfield development which has
recently obtained planning permission for residential use. The site (including the
HG1
element) is well contained by the Ring Road and natural boundaries.
There is consequently low potential to lead to unrestricted sprawl. Overall the site is
not considered to have a significant impact on the openness and permanence of
the green belt.”
Having regard to the consented development on part of the site, the density of the
development and retained areas of open space, it can be concluded that the
proposed development would not cause substantial harm to the openness of the
Green Belt
Looking at the full area covered by the current application the relationship to the 5
purposes of the Green Belt is also considered below:
a) To check the unrestricted sprawl of large built-up areas – The site is well related
to the existing built up area of Horsforth with the ring road on the western edge
forming a strong GB boundary and woodland to the south containing the site. There
is a low potential for sprawl
b) To prevent neighbouring towns merging into one another – The site would not
lead to the merging of settlements. It is located at distance from the next
settlement.
c) To assist in safeguarding the countryside from encroachment – The site has
defensible Green Belt boundaries and there are no public rights of way providing
access to the countryside. The density, volume, height location of the proposed
development (having regard to the consent for up to 70 dwellings on part of the

site) given the well contained nature of the site and natural boundaries it is not
considered to cause substantial harm. The proposed ecological mitigation retains
and enhances the southern grassland part of the site as an ecological/greenspace
area linking to the woodland beyond.
d) To preserve the setting and special character of historic towns – It is not within or
adjoining a conservation area, and doesn’t contain a listed building or heritage asset
e) To assist in urban regeneration, by encouraging the recycling of derelict or other
urban land – Part of the site is brownfield (making up a sizeable proportion of the
developed area).
The site is also designated as a Major Developed Site in the Green Belt by UDP
Policy GB7 as one of two sites in Leeds (along with the former High Royds
Hospital) which allows for alternative uses and limited infill development on the
site. Whilst the scale of the proposed development would go beyond the provisions
of Policy GB7, it is nonetheless a recognition that redevelopment of the Horsforth
Campus site was accepted in principle. To conclude on this matter, it is considered
that the application would not “cause
substantial harm to the openness of the
Green Belt”.
There is undeveloped grassland to the South of the site. Although part of the
application site, this will remain undeveloped (and open) other than an
underground storage tank and pumping station. As development, although small,
the pumping station is inappropriate development in the green belt and is not
acceptable unless very special circumstances exist to outweigh the harm it causes
and any other harm. This point is addressed at the end of the report.
Conclusion
In light of the above officers are satisfied that the application meets the
exception to inappropriate development in the green belt test set out within
Paragraph 145 (g) bullet point 2. The principle of development on that part of the
site is therefore considered acceptable. The proposed pumping station to the
grassland part of the site does not meet this test and very special circumstances of
sufficient weight to overcome the harm to the Green Belt would therefore be
necessary.
Sustainability and climate change
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Members will be aware that the Council has declared a Climate emergency in March
2019. Existing planning policies seek to address the issue of climate change by
ensuring that development proposals incorporate measures to reduce the impact on
non-renewable resources.
Core Strategy EN1 requires all developments of 10 dwellings or more to reduce the
total predicted carbon dioxide emissions to achieve 20% less than the Building
Regulations Target Emission Rate and provide a minimum of 10% of the predicted
energy needs of the development from low carbon energy.
This proposed development will meet this policy through installation of roof mounted
solar panels and fabric-first insulation measures.
Core Strategy Policy EN2 requires residential developments of 10 or more dwellings
(including conversion) where feasible to meet a maximum water consumption
standard of 110 litres per person per day.

This development will meet this requirement through design including restricted
water flow taps, showers etc.
The development will also satisfy the following policy:
POLICY EN8: ELECTRIC VEHICLE CHARGING INFRASTRUCTURE All
applications for new development which include provision of parking spaces will be
required to meet the minimum standard of provision of electric vehicle charging
points. This requires: i) Residential: 1 charging point per parking space and 1
charging point per 10 visitor spaces With regard to emerging policy EN8, the
applicant has confirmed that electric vehicle charging points would be provided for
all dwellings. The new EV charging points and a travel plan, would contribute to
improving air quality

Trees
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The site is generously endowed with a variety of mature trees which for the most
part are in excellent condition and of considerable amenity value. The submitted
tree survey identifies 169 individual trees and tree groups
To facilitate the development (not counting trees in very poor condition which would
in any event need to be removed) the scheme as originally proposed included the
felling of:
47 individual trees.
This included 10 ‘A’ category trees – mainly oaks – considered to be exemplars of
the species
20 groups of trees
E.g. mixed groups including oak and silver birch
Following protracted negotiations the scheme now proposed and for
consideration by Panel proposes the following:
Proposed for felling:
14 individual trees including 1 ‘A’ Category oak which regrettably it is not possible
to save whilst creating a safe and satisfactory access to the development
9 groups of trees.
The extensive open areas across the site create ample opportunity for replanting on
at least a 1 to 3 basis. The applicant has a commitment to plant 5 trees for every
house built and further fruit trees can be provided to rear gardens,.
It is concluded that the relatively limited
development can be supported.

tree loss necessary to facilitate the

.
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Biodiversity
Ecology is a very significant element of the HG2-43 SAP housing allocation. Whilst
that allocation is not currently adopted it remains a helpful to give context. As set
out in the SAP site requirement, an ecological assessment is required and where
appropriate, mitigation measures will need to be provided, including a substantial
buffer to the ancient woodland to the south including areas of existing wildflower
meadows which form part of the Leeds Habitat Network and retention of the existing
pond for amphibians together with creation of additional wildlife ponds as part of the
SUDS requirement and protection of great crested newts which are present on the
site.

The Council’s Ecologist has advised that the Ecological Assessment which has
been carried out confirms that the Southern parts of this site are collectively of
substantive biodiversity value and are important at a West Yorkshire (regional)
level.
There are a mixture of high value habitats in immediate proximity to each other: the
open grassland/meadow areas consist of a rare vegetation community and are
botanically species- diverse so will support a range of small and medium-sized
mammals, feeding amphibians, insects and birds; there are a number of wildlife
ponds that not only have good aquatic vegetation but Great Crested Newts and
other amphibians; areas of naturally regenerating woodland that are particularly
important as they are immediately next to the Swaine Wood ancient woodland with
its unique ground flora that can spread naturally; and the adjacent ancient
woodland off-site provides additional woodland habitat that allows additional
species to move to and from the site to avoid disturbance from future
recreational pressure. Such a range of important habitats of meadow, ponds,
scrub, and regenerating woodland immediately next to ancient woodland are
rare in Leeds.
Creating new woodland through tree planting is important in the light of Climate
Change but where we have a field already becoming woodland through natural
regeneration (as in the south-east part of the site) and this is in immediate
proximity to an ancient woodland area (so it can naturally allow the spread of its
ground flora and tree genetic diversity) – such sites should be seen as a priority
to protect and further encourage this transition to woodland to continue. It is a
priority in expanding the woodland cover of Leeds to focus on making existing
woodland bigger, and especially our most valuable woodlands (those that are
ancient).
Being in close proximity to nature has a direct beneficial effect on peoples’ health
and wellbeing. Such a high value natural area as provided by the southern parts of
this site presents a ready-made informal greenspace for both new residents and
other members of the local community, and in light of Climate Change challenges
presents a carbon-neutral opportunity (walking distance) for a positive interaction
with nature.
In conjunction with the retained area of ecological value to the South of the site,
retention of trees, and biodiversity enhancements required by condition, officers
conclude that this development can deliver a net gain for biodiversity as per Policy
G9 and the NPPF,.
.
The NPPF (paragraph 1181) states: “When determining planning
applications,
local planning authorities should aim to conserve and enhance
biodiversity”
and to do this “planning permission should be refused for development resulting in
the loss or deterioration of irreplaceable habitats, including ancient woodland and
the loss of aged or veteran trees found outside ancient
woodland, unless the
need for, and benefits of, the development in that location clearly outweigh the
loss”.
Consideration has been given to the use of sustainable drainage for disposal
surface water such as balancing ponds. Ground investigations and percolation tests
have established that due to ground conditions including heavy clay soils, that this is
not possible.

A watercourse exists to the east of the site running in a southerly direction towards
the River Aire. This has been investigated as a potential outfall for the site. Further
downstream the watercourse syphons under the railway. After discussions with
drainage engineers and following a survey of the syphon in 2007 the watercourse
creates track problems along the line and it was agreed that adding further water to
this system was not appropriate. A pre-development enquiry has been prepared by
Yorkshire Water. They have
accepted that a discharge to the watercourse is
not feasible and a connection to the sewer is most appropriate in this scenario.
Foul and surface water will therefore be connected to the existing sewers crossing
the site which serve the campus. As they are uphill from the lowest part of the
development, a storage tank and pumping station are required.
Surface water storage would be provided on site to accommodate the 100 year
event including a 30% allowance for climate change.
Officers have concluded that the scheme can be supported with regard to
biodiversity matters.
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Landscaping Strategy and the provision of open space
The revised proposed development will provide significant onsite green space and
high-quality landscaping. This will include the retention of existing copses and
additional tree planting, as well as the cultivation of habitats for owls and bats.
The amendments to the layout
include the removal of all residential units
previously proposed in the southern third of the site to provide a natural area of
greenspace to protect and enhance ecological interest on the site. The site is not
currently publicly accessible and therefore this significant area of
green space
can be appreciated by the new and existing residents of Horsforth. Policy G4
Green Space would require the following provision set out in the table below which
is based on the proposed unit mix. Therefore, whilst the policy would
require
only 6,227sqm of greenspace, the revised proposed development will provide
well in excess of this, the natural area of greenspace to the south of the
site
alone provides over 29,000sqm (2.9ha).
In terms of new green space provision, the requirements for this are set out at
Policy G4 of the CSSR
Residential developments of 10 dwellings or more will be required to provide the
following quantities of Greenspace
1 bedroom dwelling
23sqm
2 bedroom dwelling
33sqm
3 bedroom dwelling
44sqm
4 bedroom dwelling
54sqm
5 or more bedroom dwelling
66sqm

Officers would support the principle of the open area to the south of the site of
ecological value being used as Green Space as long as it is publically
accessible and subject to any constraints arising from ecological value.
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Design and Character
The layout of the site has been developed in collaboration with LCC Design and
Planning officers to produce a layout comprising a range of housing densities and
types across the site. Higher density development including flats and terraced
house types predominate at the northern end of the site where the development

abuts the
built up part of Horsforth, with density reducing with larger and
detached houses to the South of the site.
The site utilises the same point of access for vehicles from Calverley Lane as the
existing campus access which is suitably widened to adoptable standards. There is
a second cycle and pedestrian only access into the site further along
Calverley Lane which then forms a segregated cycle/pedestrian route along the
Western boundary of
the site to the area of open space retained to the South of
the site. There is a second car free cycle/pedestrian route to the Eastern
boundary of the site.
The architecture of the houses is fairly conventional and materials are a mix of
stone, brick and render. The flats block has a more contemporary flavour with the
third floor windows set partially into the roof plane. This reduces the apparent
scale of the building.
The built up parts of the site are interspersed with areas of landscaping which utilise
the groups of retained trees dotted around the site.
The houses provide garden areas and spaces about the dwellings in accordance
with Council policy. It is considered that the development will provide an attractive
and sustainable place for future residents.
A report has been prepared into any possible impact of transport noise on the future
residents. The A6120 (outer ring road) is located along the western site boundary in
a cutting, with the road surface approximately 1-10m below the western boundary.
Areas of land away from the western boundary therefore benefit from some acoustic
screening of road traffic noise by the embankments.
Leeds Bradford Airport is located approximately 3.5km to the north of the site. The
arrival/departure routes (and Noise Preferential Route, NPR) of Runway 32 are
approximately 2.5km to the north of the site, and 1000ft above ground and the site is
located well outside the lowest of the published airport noise contours2.
Furthermore, noise from arriving aircraft was significantly lower than road traffic and
is therefore not considered to be a significant source of noise needed to be
assessed.
Daytime road traffic noise exposure level in the vast majority of rear gardens will be
below 50dB LAeq,16hr and a good standard of external amenity will be achieved
without any additional noise mitigation. However, the results of the noise
monitoring show that road traffic noise exposure levels could exceed the
adopted daytime criteria of 55dB LAeq,16hr in rear gardens closest to the
western boundary. Therefore, in order to achieve the adopted noise design criteria
in gardens along the western boundary, acoustic fencing is needed to the outer
boundaries of some rear gardens. Acoustic fencing should be located around the
outer boundary of gardens most exposed to
road
traffic noise
from
the A6120.
With a partially open window, internal noise levels in habitable rooms closest and
most exposed to road traffic on the A6120 will be above the adopted noise criteria.
The adopted internal noise design criteria in some dwellings can, therefore, only be
met with windows closed. The results of the calculations show that for some
dwellings acoustically enhanced glazing and ventilation is necessary in order to
meet the adopted internal noise design criteria.

The Council’s Environmental Studies (Transport Noise and Air Quality) concurs with
the conclusions of the report and a condition requiring a noise insulation scheme is
recommended.
Affordable Housing
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POLICY H5: AFFORDABLE HOUSING of the Core Strategy Selective Review
requires that on major housing developments, affordable housing provision should
be provided at 35% in this housing market zone
The mix of affordable housing should be designed to meet the identified needs of
households as follows:
40% affordable housing for Intermediate or equivalent affordable tenures
60% affordable housing for Social Rented or equivalent affordable tenures
The affordable units should be a pro-rata mix in terms of sizes and house types of
the total housing provision, unless there are specific needs which indicate
otherwise, and they should be suitably integrated throughout a development site.
On the proposed development of development of 152 units the council would expect
provision of 53 affordable houses – 21 Intermediate affordable tenures and 32
Social Rented.

.
.

The applicant states that the intention is to provide 35% of the units as affordable
housing which will comply with Policy H5 of the CS in the following mix of units:
Policy H5 Compliant Affordable Homes
House Type

Total
Number of Number of
Number of social rented Intermediate
Affordable affordable
Units

One bed apartment

4

2

Two Bed Apartment

20

10

Two Bed House

41

6

5

Three Bed House

66

10

15

Four Bed House

21

4

1

Total

152

32

21

The joint applicant, Stonewater, is a Housing Association, registered with Homes
England (HE), and provides affordable homes for rent and low-cost home
ownership throughout the country. The scheme will provide further affordable homes
as affordable rent, rent to buy and shared ownership accommodation. Stonewater
states that 53% will be provided as shared ownership & Rent to Buy and 47% will
be provided as social rent and affordable rent tand that all tenures are compliant with
the definition of Affordable Housing within Annex 2 of the National Planning Policy
Framework which includes a wider range of provision including affordable housing
for rent, starter homes, discounted market sales housing, shared ownership and
relevant equity loans. Where public grant funding is provided, there should be
provisions for the homes to remain at an affordable price for future eligible

households, or for any receipts to be recycled for alternative affordable housing
provision, or refunded to Government or the relevant authority specified in the
funding agreement.
The homes are also compliant with LCC’s tenure requirements

Additional Affordable Homes are be provided as follows:
House Type

Total
Number of
Number of additional
social and
Units
affordable
rented

Number of
additional
Shared
ownership
and rent to
buy

One bed apartment

4

2

Two Bed Apartment

20

10

Two Bed House

41

6

24

Three Bed House

66

15

26

Four Bed House

21

7

9

Total

152

40

59

It is concluded that this housing scheme provides housing of appropriate
affordability and mix of unit types in accordance with Core Strategy policy, but goes
substantially beyond this requirement in providing a scheme of 100% affordable
homes and should thus be supported in this regard.
Housing mix
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Policy H4 of the adopted Core Strategy seeks developments to include an
appropriate mix of dwelling types and sizes to address local housing needs. The
housing mix proposed by the application is compared below against the table at
Policy H4:
Type

Max %

Min %

Target %
75

Proposed
No.
128

Proposed
%
84

Houses

90

50

Flats

50

10

25

24

16

1 bed

50

0

10

4

3

2 bed

80

30

50

61

40

3 bed

70

20

30

66

43

4 bed +

50

0

10

21

14

Size

The Council’s analysis of housing need as set out in the 2017 SHMA is that there is
an undersupply of particularly 1-2 bed terrace
properties, 1-2 bed
semidetached houses and 1 and 3+ flat/apartments. The proposed housing mix
comfortably addresses this requirement in providing a good mix of flats, houses and
smaller dwellings
Space standards and Accessible Housing
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Policy H9 of the CS sets out minimum spaces standards which new housing must
comply with. The development complies with this policy.
Policy H10 – Accessible Housing Standards, introduces the requirement for new
build dwellings to meet accessibility standards
as set out in Part M of
Volume 1 of the Building Regulations.
POLICY H10: ACCESSIBLE HOUSING STANDARDS
New build residential developments should include the following proportions of
accessible dwellings:
•
30% of dwellings meet the requirements of M4 (2) ‘accessible and
adaptable dwellings’ of Part M Volume 1 of the Building Regulations. (88 of the
dwellings – 58% of the total – meet this standard across a mix of 2, 3 and 4 bed
dwellings)
•
2% of dwellings meet the requirement of M4 (3) ‘wheelchair user dwellings’
of Part M volume 1 of the Building Regulations. Wheelchair user dwellings should
meet the M4 (3) wheelchair adaptable dwelling standard unless Leeds City Council
is responsible for nominating a person to live in the dwelling.(4 of the dwellings, 1
bed ground floor flats, meet this standard – 2.6% of the total).
The proposed development comfortably exceeds policy requirements with regard to
accessible housing suitable for a variety of needs.
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Highway matters
The site will be accessed from Calverley Lane which emerges onto the A65 close to
the Horsforth Ring Road/A65 roundabout.
The Transport Assessment (TA) submitted with this application (Report No.
Demonstrates that there are traffic implications for the development in that a housing
development will generate different peak traffic periods to the college site.
The TA demonstrates that the junction of A65 New Road Side / Calverley Lane
currently operates well within capacity and will continue to do so in the design year
2024 with development.
The table below demonstrates the net impact of the proposed development when
compared to the college trips (for the network peaks).

Proposed
Development
Trips
College Trips
Net Impact

AM Peak
Arrivals Departures Totals
28
76
104

PM Peak
Arrivals Departures Totals
63
28
91

118

137

11

40

51

-33

+52

-12

+40

-90

19
+57

Cumulative Impact
There are two identified hotspot junctions in the vicinity of the proposed
development site (A65 / A6120 Horsforth Roundabout and A657 / A6120 Rodley
junction), where junction improvement schemes are needed and where future
infrastructure improvements are being developed. The TA has examined the impact
at these junctions. The TA shows that the development will have a noticeable
impact on Horsforth Roundabout with the increase in the degree of saturation on
some links on the roundabout increasing to near 90%, where performance would
become uncertain. Also a number of links are close to or over 100% degree of
saturation. This demonstrates that the junction is close to its operational capacity
and this development will make the situation worse.
The modelling of the Rodley Roundabout similarly demonstrates a junction close to
capacity being made worse by the development.
It is on the basis of the above that the council considers that the development is
having an impact on the junctions and along with other future developments
identified in the SAP, the impact will, cumulatively, require improvements to the
junction, and that this site should pay a proportion of the cost of those
improvements.
.

The
council is developing two improvement schemes, at the Horsforth Fink Hill
and Rodley Roundabouts and the applicant will be required to make a financial
contribution to these.
Site Layout
Access to the site is to be taken from Calverley Lane at the same point that serves
the college campus site and the internal access roads are to be adopted. Shared
pedestrian/cycle routes are being provided within the development along eastern and
western boundaries of the site. The shared route on the western boundary is to
connect to the adopted highway adjacent to the A6120 Ring Road at the northwest
corner of the site.
A pedestrian link is being provided to the southern boundary of the site to allow for a
future footpath connection to Newlaithes Primary School, which lies to the east of the
application site.
It is noted that the Horsforth Neighbourhood Plan sets out that there should be
provision of at least two points of vehicular access, with the primary access from
either the A65, A6120 or a modified Horsforth Roundabout. This development does
not achieve this nor is it possible given the extent of land within the applicant’s
control and the current highway network. As set out above, however, it is
considered that the site can be safely accessed, and that moreover there is a
secondary access from Calverley Lane although for cycles and pedestrians only

Accessibility
The development meets with Core Strategy accessibility targets as follows:
Destination
To Local
Services

Accessibility Standard
Within 10-minute Walk

To Employment

Within 5-minute walk to a bus
stop offering 15-minute service
frequency to a major public
transport interchange

Site Accessibility
Local shops, doctors, community
facilities and more available
within a 10-minute walk
Nearest bus stops with services
to Leeds within a 5- minute walk,
9 buses per hour frequency

To Primary
Health/Education
To Secondary
Education

To Town
Centres/City
Centre
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Within a 20-minute walk or a 5minute walk to a bus stop offering
a direct 15-minute frequency.
Within a 30-minute direct walk or
a 5-minute walk to a bus stop
offering 15-minute service
frequency to a major public
transport interchange
Within a 5-minute walk to a bus
stop offering a direct 15-minute
frequency service.

Doctors surgery and primary
school within 20-minute walk
Horsforth School is a 25- minute
walk from the development

Nearest bus stops with services
to Leeds within a 5- minute walk,
9 buses per hour frequency

Education provision
Policy P9 of the Core Strategy relates to the provision of community facilities and
other services, including schools. New provision should be accessible by foot,
cycling or by public transport in the interests of sustainability and health and
wellbeing, and should not adversely impact on residential amenity and where
possible be located in centres with other community uses.
Horsforth Neighbourhood Plan recognises the pressure for school expansion whilst
highlighting the need to anticipate and mitigate against impact arising from traffic
and parking issues generated by staff, visitors and drop and pick up of pupils.
Policy CFS3 of the Neighbourhood Plan identifies the key guiding principles for the
development of new and at existing schools which should have regard to the
following:
“ - Operational school buildings to be located away from any road junctions to
reduce the influence of noise on the school;
- The orientation of operational school buildings away from the road network to
reduce exposure to traffic pollution; and
- Playground and playing fields to be set away from roads to reduce exposure to
traffic pollution.”
Policy CFS4 states that school development should consider the provision of parent
and school drop off and pick up points within school grounds
Advice from Council Education officers is summarised as follows:
Leeds City Council use established pupil product ratios (PPRs) to estimate the
number of children likely to be yielded from new housing development in Leeds. The
PPRs are 25 primary aged children and 10 secondary aged children per 100 family
dwellings (2+ bedroom units). This projected yield is aligned with current population
data, including birth and Census data, and our latest school place projections for
Reception and Year 7 to produce an assessment of need and whether expansion of
existing schools or a new school may be required to meet the additional housing
generated demand.
Based on the PPRs stated above we would estimate this proposed development
(148 2+ bed units), on first occupation, would yield approximately:
Total Primary School Pupils: 37
Primary School Pupils per school year group: 5
Total Secondary School Pupils: 15

Secondary School Pupils per school year group: 3
There are 7 primary schools in Horsforth (see table on next page) providing a
combined total of 300 Reception class places. The nearest secondary schools are
Horsforth School, Leeds West Academy and Benton Park School which together
currently provide a total of 710* Year 7 places (*765 from 2021).
The table below provides details of the number of nearest children and available
reception places for the primary schools in the Horsforth Primary Planning Area.
There are no nearest figures for St Mary’s Catholic Primary School because the
admission policy of this school is based on faith criteria rather than distance from the
school. The number of nearest children across the area vs. places available
indicates that there are currently sufficient places across primary schools in
Horsforth for children living there. However, cohorts do tend to grow from birth in this
area and primary schools in Horsforth have been full at allocation in reception in
recent years, with some schools admitting slightly more children than their Published
Admission Numbers. The number of children living in the Horsforth area has been
close to the number of available reception places in recent years and the primary
schools in this area are very popular, typically attracting more preferences than the
number of places available, including some from children living in neighbouring
areas. It is therefore, likely that additional primary school places may be needed in
the area at some point to meet future demand from housing.

School

Reception
Places
Available

Number of children by year they start
school
2020

2021

2022

2023

Horsforth Newlaithes Primary

60

33

40

42

42

Horsforth Featherbank Primary School
Horsforth St Margaret's C of E Primary
School

30

47

57

51

57

60

23

20

24

13

Broadgate Primary School

60

103

89

83

93

St Mary's Catholic Primary School

30

-

-

-

-

Westbrook Lane Primary School

30

36

31

22

25

Horsforth West End Primary School

30

37

40

29

30

Totals

300

279

277

251

260

Options, including the potential expansion of Newlaithes Primary School which is
named in the SAP using the HG5-1 site, may exist within the area to expand local
schools on a temporary or permanent basis in order to meet additional housing
generated demand. Were Newlaithes to expand using site HG5-1, this would create
sufficient additional places to meet all SAP demand in the Horsforth area. However,
understanding which schools have potential to expand requires detailed feasibility
work to be carried out, therefore only a high level summary of proposed solutions
can be discussed at the planning application stage. All options would need to be
fully assessed in order to ascertain the best approach to be taken should planning
approval be granted.
The nearest secondary schools to the development have been full at allocation in
year 7 in recent years, with Horsforth School and Leeds West Academy admitting
slightly more students than their Published Admission Numbers. These schools are
popular and typically attract more preferences than the number of places available.
Secondary projections for this area remain in excess of the number of places

available, indicating increasing pressure. In response, proposals have been brought
forward and approved to deliver additional places at Benton Park School from 2021
and at Horsforth School from 2022. The relatively low secondary yield from this site
is unlikely to have a significant impact on future demand.
Finally, it should be noted that the demographic landscape is constantly changing
and, as most housing developments take a number of years to complete or even
start, our projection data may become out of date by the time this proposed
development is constructed. Therefore, although the planning of school places
needs to be planned ahead of the need arising, it is essential that actual
construction start dates and build rates are known in order to more accurately
assess the impact of housing generated demand on the availability of school places
at that time.
It is concluded that satisfactory education provision can be made for the school
pupils likely to result from this housing development in accordance with Core
Strategy Policy P9
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Green Belt and the matter of very special circumstances
As set out above the site is considered to fall within the paragraph 145(g)
exception and for the majority of the development it is not therefore necessary to
demonstrate very special circumstances.
The applicant has nonetheless submitted that very special circumstances are
applicable and this case is addressed below:
The site delivers 100% affordable housing in an area where such housing is in short
supply and Stonewater intend to complete the development as soon as possible.
Officers do not consider that of itself, this would amount to very special
circumstances. Given, however that the scheme would deliver 100% of the
dwellings as affordable homes in an area of acknowledged shortfall of such, the
development could be seen to contribute towards a case for very special
circumstances.
The site contributes to the 5 year housing land supply
Officers do not consider that this would amount to very special circumstances.
The 2019 Strategic Housing Land Availability Assessment (SHLAA) and
accompanying Five Year Housing Land Supply Statement set the published housing
land supply picture at 7.2 years following the significant increases in supply through
the adoption of the Site Allocations Plan (SAP) on 10 July 2019 and the lowering of
the housing requirement in the Core Strategy.
Post adoption, and as outlined above, the SAP was the subject of a successful
Legal Challenge the effect of which a reduction from 7.2 years to 6.1 years.
The 2020 SHLAA update will take account of new planning permissions and
construction activity to a base date of 1 April 2020. The update will be informed by
recent national planning policy announcements, current market adjustments and
any challenges posed to housing delivery by Covid-19.”
For the above reasons the site cannot be said to be required to meet housing
targets and this cannot therefore be regarded as very special circumstances either
in itself of cumulatively with other factors.

The capital receipt to Leeds City College would be invested in education provision in
Leeds
It is noted that the capital receipt would be put to this use and also that Leeds City
College has much to commend it as an institution which makes a very valuable
contribution both to the educational life of the city, and as an investor such as in
regeneration of the urban fabric. There is however no direct relationship to the
proposed development , and
as this the argument could be applied to any
Green Belt development little weight can be accorded to this point on the matter of
very special circumstances.
The applicant also cites:
Removal of anti-social behavior from the site
This is not relevant in the context of very special circumstances as there are other
potential solutions to this,
Improved access to open space
Some weight can be attached to this in that public access to Greenspace to the
South of the site will be created
General socio-economic benefits
The information submitted in relation to this factor is too vague and generalised to
be considered as very special circumstances in
this case.
The Site continues to have a proposed allocation in an emerging development plan
As the residential allocation here is still being considered as to whether to be
remitted back to the Secretary of State
little weight could be attached to this
factor.
Pumping station
The layout of the development incorporates a small pumping station in the area to
the South of the site in an area considered to be outside of the curtilage of the
college buildings. This is inappropriate and should only be permitted if very special
circumstances can be demonstrated, In this case, the pumping station for functional
reasons must be located at the low point of the site. Given that this development
would in effect enable the remainder of the development and whilst deemed
inappropriate, its harm to the green belt openness is very limited, it is considered
that the factors outlined above are capable of contributing to very special
circumstances and are collectively sufficient to outweigh the harm the inappropriate
development in this part of the site as well as any other harm.
Officers therefore conclude that very special circumstances can be demonstrated in
respect of the pumping station development only.
Whilst officers are confident the main developed part of the site meets the
paragraph 145(g) green belt exception test, as set out above applicant has
submitted, in the alternative, a case that very special circumstances exist which
outweigh the
potential harm to the Green Belt by reason of inappropriateness,
and any other harm.

Having regard to all of the above, it is concluded that whilst some of the matters
referred to could contribute towards very special circumstances, that taken together,
they are not considered sufficient to outweigh the harm caused to the openness of
the green belt by the inappropriate development or any other harm on the main part
of the site. As set out in the report above however the analysis of the exceptions test
at 145g of the NPPF shows this test is not in any event necessary.
Other Matters
10.19

The Council’s Environmental studies team has raised no objection on the grounds of
local air quality from road transport sources. The air quality assessment submitted
with the application indicates that air quality standards will not be exceeded either at
the application site or elsewhere as a result of the development.

11.0
11.1

Community Infrastructure Levy (CIL)
CIL charging will not be applicable as the site will be delivered as a 100%
affordable housing scheme.

12.0
12.1

Conclusion
In the light of the above it is considered that the development meets the necessary
exceptions test for development in the green belt set out in the NPPF and that for
the grassland – pumping station only - part of the site very special circumstances
exist. The application is otherwise fully policy compliant and with regard to provision
of affordable housing, the scheme delivers significantly above policy requirements.
The development is considered acceptable in all other respects and approval is
recommended.
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