Case No.

20/01556/FULMAJ

Item No.01

Location:

Land Comprising Field At 431533 455850, Harrogate, North Yorkshire

Proposal:

Proposed residential development of 95 dwellings including access
road, Public Open Space, Surface water attenuation and other
associated infrastructure. (Amended plans)

Applicant:

Redrow Homes And Richborough Estates

SUMMARY
The application represents the development of 95 houses on an allocated site
within the Local Plan for residential purposes. The principle of development is
therefore considered acceptable. The scheme follows the broad design
guidelines for development with access taken from Sanders Walk across an
existing area of amenity open space. In order to meet the guidelines for
development, it has been necessary to enhance existing green infrastructure
and provide amenity open space to the north west of the plot, with pedestrian
and cycle links provided to both the north east and south west sections of the
site in addition to the main access referred to above.
The resultant density of development on the residual portion of the site is 5
units greater than the indicative yield of 90, however the sites location,
centrally within Harrogate, benefitting from close public transport links is
entirely consistent with the aims of both National and Local plan policy. The
scheme acknowledges the heritage assets to the south west of the site and is
considered not to have a harmful impact upon their setting.
Approval of the application can be supported as it is in conformity with the
adopted Local Plan, subject to deferral to allow for the completion of a S106
legal agreement and submission of a noise report.

RECOMMENDATION: Defer and Approve subject to conditions and a S106
Agreement
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1.0

SITE LAYOUT
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2.0

PRELIMINARY MATTERS

2.1

Access to the case file on Public Access can be found here:- view file

2.2

This application is to be presented to the Planning Committee as the scheme
falls outside the scheme of delegation proposing more than 49 dwellings.

3.0

MAIN ISSUES

3.1

The proposal represents the development of an allocated site for residential
purposes. The site forms allocation reference No. H22, in the Harrogate
District Local Plan 2014 – 2035. The scheme proposes the erection of 95
dwellings with access taken from Sanders Walk. The main issues for
consideration are:
 Housing
 Character and Appearance
 Highways
 Landscape
 Residential Amenity
 Biodiversity
 Drainage
 Other matters
 S106

4.0

ASSESSMENT

4.1

As an allocated site within the Local Plan there are a number of development
guidelines that are applicable to future development of the site. These are
identified as follows:
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1.

Granby Court, numbers 10 11 and 12 Granby Road, and numbers 1 and 3
Silverdale Road, all to the south-west of the site, are Grade 2 listed
buildings; development of the site should minimise harm to, and seek to
enhance, the significance of these designated heritage assets.

2.

The Harrogate Conservation Area, to the south and south-west of the site
and adjacent to the southern site boundary, is a designated heritage
asset; development of the site should minimise harm to, and seek to
enhance, the significance of this designated heritage asset, including its
setting.

3.

Maintain and enhance the green infrastructure by retaining the existing
boundary trees and hedgerows where possible. Some loss may be
unavoidable in order to create access and views (visual links) towards the
Stray and green infrastructure on other sites but any loss should be
compensated for by new native planting elsewhere within the site.
Enhance boundary planting with new native tree and hedgerow planting,
particularly along the north-western boundary and create a green link
towards the Stray to comprise a green corridor along the north-west
boundary of the site.

4.

Provide vehicle, cycle and pedestrian access from Kingsley Drive through
the adjacent draft housing allocation H21: Land at Kingsley Drive or
through the redeveloped Rugby Club Site

5.

Provide pedestrian and cycle links within the site and from the site to
provide convenient routes to local facilities and services, and nearby
residential areas including development planned on site H21: Land at
Kingsley Drive and the former rugby ground.

4.2

The above represent guidelines towards the development of the site only and
are not the only criteria which should be considered in the assessment of the
scheme. As an allocated housing site the principle of residential
development is considered to fully accord with Local Plan Policy DM1 and
subject to meeting all other relevant policies meet the overarching
requirements of polices GS1, GS2 and GS3.

4.3

Housing

4.4

Local Plan Policy HS1 deals with housing mix and density, and in relation to
the former states that “housing developments should seek to deliver a range
of house types and sizes that reflect and respond to the identified housing
needs and demands of the district’s households”. The final mix of dwelling
types and sizes will be subject to negotiation with the applicant.
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4.5

The scheme proposes the development of 95 residential units on the site
comprising a mix of both affordable and market homes. The proposal
includes 16 differing house types providing 1, 2, 3 and 4 bedroom
accommodation. The total mix is as follows:
Accommodation

Affordable

Market

Total

1 bedroom

4

0

4

2 bedroom

24

6

30

3 bedroom

10

26

36

25

25

57 Units at 60%

95 Units

4 bedroom
38 Units at 40%
4.6

The HEDNA identifies that:
HEDNA mix Open market
1-bed properties: 0-5%
2-bed properties: 30-35%
3-bed properties: 40-45%
4-bed properties: 20-25%

HEDNA Affordable Mix District wide:
1-bed properties: 15-20%
2-bed properties: 45-50%
3-bed properties: 25-30%
4-bed properties: 5-10%

4.7

In the Harrogate and surroundings sub-area the HEDNA identifies that
developers should consider an increase in the delivery of smaller 1 and 2
bedroom homes with a comparable reduction in delivery of 4 bedroom, or
larger properties. This reflects the areas position as the district’s major urban
centre and thus being capable of delivering higher density living. It should be
noted that the above is a suggested mix only and is reflective of long term
needs and as such should not be applied prescriptively to each site.
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4.8

The applicant has identified that the HEDNA is the starting point and it is
accepted that the policy should not be read as over prescriptive. The
applicants have provided supporting justification for the proposed market mix
(the scheme provides approximately 11% 2 bed market, 44% 3 bed market
and 43 % 4 bed units). The report identifies the need for demographic
purposes to provide family homes to attract and support working families to
the District and concludes that there is little, or no demand for one-bedroom
properties in this area. The significant demand for properties in this area was
for 3 and 4+ bedroom properties. This was significantly ahead of demand for
smaller 2 bed properties, with a provision weighted significantly towards
larger family houses. To this end, it is highlighted that the HEDNA is now 4
years out of date and the market trend and increased requirement for home
working, including dedicated office space has resulted in demand for larger
units. The 4-bed units provide for approx. 26% provision in total at the site.

4.9

The housing department have been notified of the scheme and have
commented that the mix is acceptable. Local Plan HS2 does require the
affordable units to be indistinguishable from the market units. In this instance
the affordable units are provided as either semi-detached houses, or in
terraced blocks of four. The scheme provides market housing of a similar
style albeit it is acknowledged that there are only 8 market terraced units
(two blocks) as opposed to 28 affordable terraced (7 blocks). The design of
the terraced blocks are such that the affordable units would indeed be
indistinguishable from the market units. The siting of the terraced blocks
throughout the site further aids integration.

4.10

The proposal provides an appropriate mix of open market properties,
reflective of local demand whilst meeting the affordable housing need as on
– site provision

4.11

Character and Appearance

4.12

Local Plan policies HP3 “Local Distinctiveness” and NE5 “Green and Blue
Infrastructure” set out expectations of well-designed schemes. The NPPF
also places greater emphasis on the importance of good design. In this
respect it is necessary to ensure that the scale, density, layout and design,
should make the best and most efficient use of land. The development
should be well integrated with and complementary to, neighbouring buildings
and the spatial quality of the local area; and be appropriate to the form and
character of the settlement.

4.13

The site occupies an urban location and provides for a mix of housing density
across the site. The scheme increases the number of units to that identified
in the indicative yield of the site from 90 (based on a net developable area of
3 hectares) to 95 units. The indicative yield is exactly that, it is indicative only
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and is based on a development of 30 dwellings per hectare (dph). The
proposed density is 31.66dph. The indicative yield would not prevent
alternative schemes being considered as acceptable, if the design and
layout still met the design guidelines of the site, without detriment to the
character and appearance of the locality.
4.14

The scheme has been designed at a marginally higher density to that
indicated in allocation H22. Policy HS1 of the Local Plan identifies that
development should be expected to achieve a minimum of 30 dph, but within
the main urban centres, with a good standard of accessibility, higher
densities will be expected to be achieved.

4.15

The scheme because of its sustainable location close to the town centre and
benefitting from good transport links can in the opinion of your officer support
a slightly denser form of development than the indicative yield. In terms of
design, the scheme continues the tree lined “main avenue” concept that was
adopted on the Devonshire Gardens site, albeit it has been necessary on
biodiversity grounds to ensure that the main access road avoids a mature
oak tree on the site boundary.

4.16

The housing is maintained at two storey scale across the site, which is again
considered to reflect the character of the housing in the immediate locality.
The scheme has been designed to maintain green infrastructure and provide
increased pedestrian and cycling connectivity, as identified with the broad
design guidance for the site. The development will contain an eclectic mix of
detached, semi- detached and terraced units constructed from a variety of
materials, including brick and render. Overall, there are 16 different house
types that would in the opinion of your officer help integrate the development
with the eclectic character of the locality in a sympathetic fashion, with
further variety provided through differing materials options. It considered that
the scheme is reflective of local distinctiveness and that the development of
the site would not have a harmful impact upon the form and character of the
locality. In this respect, it is considered that the development would meet the
aims of the design policies contained in the Local Plan and at a national level
in the NPPF.

4.17

It is acknowledged that there is a lot of local representation against the route
of the access into the site, that dissects an area of amenity space into two
separate parcels, however, as indicated on the layout plan, additional
amenity space is provided to the site in the north west corner, which aids
connectivity and increases the size of the northern section.

4.18

Policy HP6: Protection of Existing Sport, Open Space and Recreational
Facilities does identify under criteria A that development that would involve
the loss of existing outdoor space can be supported under certain
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circumstances. These would include where i) the applicant can demonstrate
that there is a surplus of similar facilities in the area and that the loss would
not adversely affect the existing and potential recreational needs of the local
population; ii) a satisfactory replacement facility is provided and available for
use in a suitable location and is accessible to current users and at least
equivalent in terms of size, usefulness, attractiveness and quality; and v) if
the applicant can demonstrate that the loss would not cause significant harm
to the amenity and local distinctiveness of the area.
4.19

The access route is identified as a route to serve the site within the developer
guidelines. The amenity space was provided as part of a S106 agreement
and in addition controlled by condition under C27 of consent
12/04026/OUTMAJ. The open space is laid to grass with tree planting. The
proposed access will involve a small reduction in the area of open space
provided at Devonshire Gardens. The principle of the loss is accepted in the
developer guidelines for the development of the current application site
under H22. The reference to access through the Devonshire Gardens site
would otherwise have not been included. Devonshire Gardens Public Open
Space (POS) provides approx. 1.2 hectares of open space the access road
dissects the space and results in a loss of 0.12 hectares. The majority of
open space on the current application site is located to the north of the
development and would link in with the existing Devonshire Garden POS,
creating a larger space that that currently exists. The scheme creates an
additional 0.91 hectares of open space.

4.20

The applicants note that the provision of amenity space across the two sites is
in excess of the amenity requirements generated by the development. This
is supported by the Open Space calculations provided by the Parks
Department in their commuted sum calculations. This shows that the locality
has a surplus of amenity greenspace and that there is no requirement for onsite provision but the enhancement of existing in the locality. In this respect
figures provided by the parks department indicate that there is over 64
hectares of open space within 1000m of the site, this is set against an actual
requirement of 20.1 hectares for the local population. Therefore, whilst a
small area is lost due to the access, overall there is a net gain, with a
significant proportion of the site forming open space. It is considered that this
satisfies criterion Ai) of Policy HP6.

4.21

The applicants have indicated that in engagement with Devonshire Gardens
residents association in respect of the form and function of the open space
that residents were opposed to any form of seating or equipment as there
was a concern that this may encourage anti-social behaviour, with a view
expressed that the space should remain open. Whilst acknowledging that
some residents were opposed to any loss, the applicants consider that the
enlarged space provided meets these aims and would meet HP6 Criteria A
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ii) providing access for both existing and future users of the space. In terms
of safety, railings are to be provided reflecting those on Sanders Walk
enclosing the road.
4.22

With regards to criteria v) the test is whether the small incursion through the
open space, which is compensated by the provision of a larger area within
the application site, in excess of the open space requirements for the locality
would cause significant harm to the amenity and local distinctiveness of the
area. As stated previously, the local plan allocation accepts the access
within the guidelines and as such officers cannot say that the sub division
would create significant harm, particularly with regard to the overall benefit to
residents in both amenity and accessibility of the wider and enlarged open
space provided as a result.

4.23

In terms of the overall layout, the scheme has been commended by the Police
Designing Out Crime Officer.

4.24

Heritage

4.25

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990, requires that LPAs pay special attention in the exercise of planning
functions to the desirability of "preserving or enhancing the character or
appearance of a conservation area" and must take account of this in
development control decisions, enforcement and controls relating to trees
and advertisements.

4.26

Section 16 of the NPPF (Conserving and enhancing the historic environment)
advises in paragraph 193 that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight
should be given to the asset's conservation, and the more important the
asset, the greater the weight should be.

4.27

Local Plan policy HP2 relates to heritage assets and seeks to ensure that
proposals affecting a heritage asset, or its setting, protect or enhance those
features which contribute to its special architectural or historic interest.

4.28

The site is not within but sits adjacent to the conservation area to the southern
boundary. Visibility between the Conservation Area and the site is low due
to intervening built form and vegetation, with visibility occurring to a low
degree along the western end of Silverfields Road and from the
southernmost extension. Development will clearly change the site character
from open paddocks to built form.

4.29

The applicants have sought to provide lower density of development in this
location, so as to ensure that the grain of development is within keeping of
that in the conservation area, whilst ensuring that the built form does not
compete with the setting of either the nearby listed buildings, or wider
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character area. This has been achieved by keeping the size and scale of the
new units in keeping with existing property adjoining the conservation area.
In this respect it is considered that the proposal is in accordance with bullet
points 1 and 2 of the developer guidelines.
4.30

The impact upon both the conservation area and Listed buildings is
considered to relate to setting only and in the case of the conservation area
only a small section of that through glimpsed views. It is considered that
through the treatment of the south western corner of the site, the
development protects the setting and has a neutral impact upon the listed
buildings.

4.31

In terms of underground heritage, the County Councils Archaeologist has
confirmed that there are no known archaeological sites in the application site
area, or the immediate vicinity of it and as such has no objection to the
scheme.

4.32

Highways

4.33

Local Plan Policy TI1 seeks to promote sustainable transport, including twin
goals of reducing transport congestion in Harrogate, whilst ensuring
development proposals seek to minimise the need to travel and achieve
more sustainable travel behaviour by requiring all developments that
generate significant amounts of traffic to be supported by a transport
statement and a travel plan.

4.34

The existing Devonshire Gardens access road known as ‘Sanders Walk’ will
be extended through an existing area of public open space to serve the
proposed application site. The carriageway will be maintained at 5.5m width
and 2.0m wide footways will be provided along both sides of the
carriageway. Traffic Calming measures will be provided in the vicinity of the
public open space land where the existing Sanders Walk will connect to the
application site. The applicants have confirmed that they do not have the
option of utilising access from Kingsley Drive to serve the site.

4.35

It is proposed that an emergency vehicle access route also serving as a
pedestrian/cycle route is provided from the site to Granby Road to the south,
utilising an existing private access within land under the control of the
Applicant, which will be upgraded with new surfacing and lighting to ensure a
safe route for pedestrians and cyclists.

4.36

In addition, as part of the Devonshire Gardens ‘Redrow’ development, a
footpath link has been provided to connect to Slingsby Crescent. The
footpath has been designed to a 2.75m width, with demountable bollards,
and as such can be utilised by emergency service vehicles should the need
arise.
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4.37

Junction analysis has been provided and the Local Highway authority have
confirmed that the junction capacity assessments demonstrate that the traffic
demand associated with the proposed development can be adequately
accommodated on the local highway network without any unacceptable or
severe impacts on the safe and free flow of traffic. The modelling
assessments undertaken indicate that the A59 Skipton Road / Claro Road
Junction will operate in excess of practical capacity in the 2024 future year,
regardless of whether the proposed development is brought forward. In this
respect, the LHA would wish to see the junction monitored as part of a
developing programme of works across key Harrogate junctions. The
Applicant will be required to make a S106 contribution of £10,000 for the
purchase and installation of a CCTV camera to assist with this monitoring
the basis of which will be used to improve signal timings across a number of
junctions to benefit traffic flow.

4.38

In summary, referring back to the requirements of NPFF, the residual
cumulative impact of the development could not be considered as being
severe.

4.39

It is proposed that pedestrians and cyclists will be able to access the site at
the following points:

4.40

1.

Pedestrian and cycle access on to Claro Road is to be provided as part
of the proposed extension of Devonshire Gardens into the site.

2.

The emergency access from the site to Slingsby Crescent via the
existing footpath link provided from the Devonshire Gardens
development.

3.

A proposed emergency access provided from the site to Granby Road
utilising the private access, being in the applicants control, through
Granby Farm can be utilised as both an emergency access and as a
pedestrian footway/cycleway.

4.

A proposed shared pedestrian / cycle route that is to be provided within
the site, linking through the north-eastern corner of the site which is
intended to link to an upgraded traffic-free multi-user route (shared
pedestrian / cycle route) promoted as part of the adjacent H23 site
allocation off Kingsley Road. This route will enhance the pedestrian and
cycle network and is welcomed by the LHA enabling connectivity from
The Stray in the west to Kingsley Road in the east serving the other
allocated sites of H23, H21, H48, H3 and beyond.

The provision of the pedestrian and cycle links would meet the developer
guidance, bullet point 4.
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4.41

Local Plan Policy TI3 requires acceptable levels of parking provision and
facilities to encourage non-car use. Car parking is to be provided in
accordance with NYCC’s ‘minimum’ standards with 1 space per dwelling for
1 and 2 bedroomed properties and 2 spaces per dwelling for 3 and 4
bedroomed dwellings.

4.42

The site itself as an allocated site and occupies a sustainable location. The
edge of Harrogate Town Centre is within 1.5km of the site which can be
reached within 10-20 minutes, with a significant proportion of Harrogate
commercial centre being within 2km of the site, giving access to many local
amenities and services including shops, schools and health service facilities.

4.43

The applicants have produced a Travel Plan, the purpose of which is to
promote and encourage sustainable transport use from the site. The
applicant has demonstrated that the proximity of bus stops and frequent
services. Additionally, there are many local amenities within preferable
walking distances and good access to PROW network and cycling network.

4.44

The Local Highway Authority have thus confirmed that they have no objection
to the development subject to the imposition of conditions and the inclusion
within a S106 the following contributions;
• £5,000 contribution towards monitoring of travel plan.
• £10,000 for a cctv camera installation at Claro Road / Skipton Road
signals for monitoring

4.45

The LHA have been reconsulted regarding the amendment to the routing of
the main access road, however it is not anticipated that this would result in
any significant alterations to their recommendation.

4.46

Landscape

4.47

Local Plan Policy NE7 seeks to protect trees that have wildlife, landscape, or
amenity value that contribute to the character and /or setting of a settlement.
The loss of such trees would only be acceptable if there are clear and
demonstrable reasons why removal would aid delivery of a better
development.

4.48

Whilst the majority of the site is set to grazing land, this accentuates the
importance of the existing trees at the site. The Council’s Arboricultural
Officer initially objected to the scheme due to the impact and proposed loss
of the existing trees, with particular reference to the loss of G5, G10, T10
and T11 (located towards the northern boundary of the site). Cumulatively
this is an important feature of the site and could be readily retained. It was
recommend that these trees should be retained and the attenuation basin be
relocated clear of the RPA’s. The applicant has subsequently amended the
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scheme with a revised layout, supported with an updated Arboricultural
Impact Assessment. The revisions retain the group of trees.
4.49

The retention of the trees aids the provision of the green corridor to the North
West corner of the site aids connectivity to adjacent green infrastructure and
forms an important component of the design guidance relating to the site
(bullet point 3). Additional boundary tree planting has been provided within
the accompanying landscape plan in support of the proposal, together with
enhanced boundary and to soften the impact of the main access road on the
approach and within the site itself. This approach replicates a strong design
feature of the Devonshire Gardens site and aids mitigation and transition
from that site into the proposed site. The Councils Arboriculturist has
confirmed that the revised layout is acceptable and would now meet the
aims of Policy NE7, subject to the imposition of conditions.

4.50

Residents’ concerns regarding the quantum of green space are noted,
however the developer guidelines identify a developable site area of approx.
3 hectares, from the overall 4 hectares of the allocation and this has been
achieved with the proposal.

4.51

Residential Amenity

4.52

Local Plan Policy HP4 seeks to protect amenity, identifying that proposals
should be designed to ensure that they will not result in significant adverse
impacts on the amenity of occupiers and neighbours. The scheme has been
redesigned since the original submission, to ensure that adequate amenity
distances have been achieved, both within the site and with neighbouring
third party properties. The scheme itself having been designed following
extensive dialogue between the developers and neighbouring property,
resulting in the layout and provision of the planting and landscaped buffer
zone to the southern boundary.

4.53

Concern has been raised by a number of residents situated on Roseville Drive
regarding the close proximity of development. It is acknowledged that some
of these units have small rear gardens, but the proposed units are sited
some 30 metres to the north, which is well in excess of the privacy/amenity
distances recommended within the House Extensions and Garages Design
Guide.

4.54

Safeguarding measures will be required to ensure that there is no light
pollution from the proposed pedestrian and cycle path to the south and south
western boundaries. Restricting access via that the route for motorcycles is
more difficult given that the route is intended for emergency access.
Dwellings situated along the route of the emergency access benefit from
high screening walls, so other than potential increased pedestrian activity,
the use of the route would not result in conditions prejudicial to amenity.
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4.55

The site itself is located to potential sources of noise, including that from
Harrogate High School to the north and a mixture of commercial premises to
the south west. The Environmental Health Officer has recommended the
submission of a noise report and construction management plan. The latter
can be controlled by condition. The noise report is required to protect the
units in close proximity to the commercial units. Details have been requested
but have not been received at the time of writing this report. As it is only
anticipated a small proportion of the site is likely to be affected (there are
already other residential units in the vicinity) and that the Environmental
Health Officer has suggested, should the report prove satisfactory,
attenuation conditions could be imposed. If members are minded to approve
the layout, a reason for deferment is included in addition for the receipt of the
S106, but also for the submission of the noise report. Should the report
prove to be unsatisfactory, the scheme could be brought back to committee
for further consideration.

4.56

Biodiversity

4.57

Local Plan Policy NE3 seeks to protect the natural environment supporting
proposals that provide net gains in biodiversity and protect and enhance
features of ecological interest.

4.58

The scheme has been amended following the initial submission to retain trees
within the site and along the boundaries of the development. This has
resulted in the retention of T13 and Oak tree to the western boundary, which
was considered by the Councils Ecologist to be of high biodiversity value.
The retention of the tree has required the main access to Sanders Walk to
be re-aligned to avoid the tree. This has resulted in a slight re-routing of the
access road to the south of the tree, with a resultant impact upon the existing
retained amenity open space approved as part of the neighbouring
development. The access rather than dissecting the space in half with a
straight line, creates a more interesting access with the tree retained as a
dominant feature. This also has the added benefit that it will increase the
size of the northern area of the open space, given residents’ concerns
regarding the usability of the area.

4.59

The Councils Ecologist has been consulted upon the revision and whilst
formal comment is still awaited at the time of writing this report, he has
indicated that the retention of T13 would remove the initial objection to the
development on biodiversity grounds.

4.60

Drainage
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4.61

A drainage strategy has been submitted that is acceptable to both North
Yorkshire County Council as Local Lead Flood Authority and Yorkshire water
subject to the imposition of conditions.

4.62

Other matters

4.63

As a major application, Policy CC4 requires the submission of an energy
statement to demonstrate how the energy hierarchy has been applied to
make the fullest contribution towards reducing greenhouse gasses. The
applicants have submitted a supporting energy statement which has
demonstrated a reduction in CO 2 emissions and energy efficiencies of
between 10 and 12.5% for each house types. The report concluding that the
dwellings will achieve the appropriate Building Regulations compliant CO2
reduction without the need for further offsetting through the use of low
carbon or renewable energy technologies.

4.64

S106

4.65

The development will require the completion of a section 106 Agreement to
secure the provision of affordable housing, education contribution,
maintenance of the open space and the requirements of the highway
authority towards a Travel Plan and CCTV monitoring equipment of the
A59/Claro Road junction.

5.0

PLANNING CONCLUSION

5.1

The application represents the development of 95 houses on an allocated site
within the Local Plan for residential purposes. The principle of development
is therefore considered acceptable. The scheme follows the broad design
guidelines for development, with access taken from Sanders Walk across an
existing area of amenity open space. In order to meet the guidelines for
development, it has been necessary to enhance existing green infrastructure
and provide amenity open space to the north west of the plot with pedestrian
and cycle links provided to both the north east and south west sections of
the site, in addition to the main access referred to above.

5.2

The resultant density of development on the residual portion of the site is
greater than the indicative yield, however the sites location centrally within
Harrogate benefitting from close public transport links and use of smaller
residential units is entirely consistent with the aims of both National and
Local Plan policy. The scheme acknowledges the heritage assets to the
south west of the site and is considered not to have a harmful impact upon
their setting.

5.3

In the absence of any material considerations to set aside the provisions of
the development plan. Approval of the application can be supported,
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however in this instance deferral is recommended to allow for the completion
of a S106 legal agreement and submission of a noise report.

6.0

RECOMMENDATION

6.1

That the application be DEFERRED AND APPROVED subject to conditions
and a S106 Agreement and upon receipt of a satisfactory noise survey

6.2

Heads of Terms: Highway Contributions, Affordable Housing Contributions;
Education Contributions, Open Space Contributions/Management and
Biodiversity management

6.3

Conditions:
1. 3 year start date
2. List of approved plans
3. Material samples to be agreed
4. Highway Conditions as recommended by LHA
5. Replacement of trees within the approved landscape scheme within 5 yrs
6. Drainage conditions as recommended by LLFA
7. Drainage Conditions as recommended by Yorkshire Water
8. Arboriculture conditions as recommended by HBC
9. Biodiversity Conditions as recommend by HBC Ecologist
10. Ground Contamination Conditions
11. Construction Management Plan
12. Existing and proposed ground levels including finished floor levels
13. Details of external lighting scheme for pedestrian /cycle ways
14. Details of measures to prevent access of the pedestrian/ cycle lanes by
Motor cycles.
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In the event of any changes being needed to the wording of the Committee's
decision (such as to delete, vary or add conditions/informatives/planning
obligations or reasons for approval/refusal) prior to the decision being issued,
the Chief Planner has delegated authority to do so in consultation with the
Chairman of the Planning Committee, provided that the changes do not exceed
the substantive nature of the Committee's decision.

APPENDICES
7.0

Consultations

7.1

North Yorkshire County Council:
Highway Authority: No objection subject to the imposition of conditions
and securing a S106
Local Lead Flood Authority: Recommend the imposition of conditions
Education: £503.262 Education Contribution required for both primary
and secondary school expansion places
Heritage Unit: No known archaeological sites in the area or vicinity and
has no objection to the scheme

7.2

Harrogate Borough Council:
Housing Dept: No objection to the mix, concern regarding the number of
affordable terraced units in comparison to market.
Arboriculture: No objection subject to conditions
Ecologist: No objection subject to conditions and securing continued
management through S106
Environmental Health: No objection subject to conditions, but requires the
submission of a noise report
DLAS: Confirm a commuted sum of £175949.80
Estates: No objection

7.3

Yorkshire Water: No objection subject to Conditions
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7.4

Harrogate Civic Society: Object. The scheme will add to high concentration of
housing in area, increasing traffic congestion. Damage to the Devonshire
garden open space. Open corridor to countryside will be lost. Site is an
unnecessary allocation and the 5yr housing land supply is healthy and the
development is not needed.

7.5

Police Designing out Crime: The design and layout incorporates a number of
‘Designing out Crime’ features and can be commended.

8.0

Representations

8.1

The applicant carried out a community consultation process and have
included a Statement of Community Involvement which included the receipt
of Public Consultation. In total 47 responses were received; 42 residents did
not support the proposal, 4 supported the scheme with 1 undecided. The
applicants have provided a summary of responses that can be read in full on
the Council web site.

8.2

The Councils advertisement of the application in its initial and subsequent
amended form has attracted 145 representations, which can be summarised
as follows:

8.3

Highway grounds:
Access cuts through previously approved amenity open contrary to
obligations held on a S106
Question the baseline data for the TA is out of date
Access should be from Kingsley Drive and not through Amenity space
Surrounding roads are already congested and the development will
have an adverse impact on the road network. Increased car pollution
Environmental:
Developer has failed to provide the biodiversity required on the
previous open space
Loss of an important green wedge that was previously protected linking
Harrogate to the countryside.
Increased risk of flooding
Layout:
Development should be moved northwards
Too many houses are proposed

20/01556/FULMAJ

20

Only 25% of the land is provided as green space it should be 50%
Area adjacent to the Conservation area boundary should be retained as
open land.
Houses are taller than the Listed buildings and would look out of
character
Social:
Increased risk of crime
Loss of amenity open space bisecting the park in half and making the
residual area unsuitable for games and unusable whilst construction
works take place. Turning a safe place into a dangerous place
Increased light noise and dust pollution
Adverse impact on pedestrian and child safety
Loss of wildlife:
No safe cycle access to town. The link to the north east is not practical
for those visiting shops on Knaresborough Road.
Adverse impact upon the conservation area and loss of local
distinctiveness
No capacity at local schools to accommodate increased number of
children
This development should not be considered as Phase 2
Adverse impact upon amenity by pedestrian using the emergency
access, only emergency vehicles should have access. Motor scooters
should be prevented access as it could be used as a short cut.
Redrow have previously breached planning conditions,

Case

Andy Hough

Expiry Date:

30 April 2021

Officer:
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