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1. INTRODUCTION

This promotional document
has been prepared by

Barton Willmore on behalf

of the landowner, Keyland
Developments Lid to assist
Bradford Metropolitan
District Council with the
preparation of their Core
Strategy Development Plan
Document, an integral part
of its emerging development
plan. It demonstrates that
former waste water treatment
works at the Esholt Estate
represents a sustainable
solution which can help meet
the future employment and
residential needs within the
district.

Purpose of the Repori:

The Publication draft of the Come Strategy sts aut a
requirement to pravide at least 135 hectares of employment
land and will support the delivery of at least 2,887 jobs per
annum through the lifetime of the plan. In order to achieve this
there i recognition that Green Belt release will be required to
satisfactorly mest the employment needs of the Districe

In addition, the Core Strategy identifies a housing requirement
of at least 42,100 over the plan pericd and the Coundl propose
1o make alterations to the existing Gresn Belt boundaries in
order to satisfactorily accommodate the District’s housing
TEUTEMErt

The purpose of this dotumeant |s to highlight the deliverabiliny
of the site to provide smplayment-led mixed-use development,
in addition to demonstrating the sustainable nature of

1, This has assisted in the produdction of tigh level
mizsterplanning to show the development potential of the site.
It also demonsirates that 3 high quality development can be
comfartably integrated within the surrounding area without
comprising the integrity of the Green Belt in the futume through
urban sprawl,

This document demonstrates that the site can be considered
to be hoth deliverable and a viable location for future
development.
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2 SITE AND SURROUNDINGS

Site Location

Tree Waste Water Treatment Works at Esholl Estate s [ocated to
the east and south east of Esholt village and north of Apperley
gridge. The settlements of Baildon and Rawdon are also located
within proximity of the site, whilst Bradford City Centre (s
loeated approximately 4.5 miles to the south west.

Esholt 15 a small settlement located. on the sastern border of the
Bradford District within close praximity to Leeds City Counil.

The settlement is well located in relation te exdsting transpost
routes induding the AGG38 (Hollins Hall) 1o the north which
provides access to Shipley and Bradierd City Centre and the
AGSE (Apperley Lana) which provides access o Leeds Bradiord
Ajrport that |s located approximately 3 miles away. In addition,
acress routes Into Leeds City Centre amr located within
proximity of the site.

The Apperley Bridge railway station that has planning consent
will be [ecated within clase proximity of the site and would be
situated within a comfortable walking distance

Site Description
These ae two wehicular sccasses (o the sie, wia Station Road 1

Eshilt and via The Avenue to the sowth which ks located off the
AGEE, The Site is approximately 170 sores (68 hectanes) i size.

The Site consists of two substantial areas of filter beds that
are redundant and no lenger form part of the operational

treatment works. The filter beds are linked by a woodland
known as Gill Wood.

There are several woodlands located adjacent 1o the boundary
that provide screening of the site within the immediate
prowimity in addition 1o landscaping that has been Incorporated
along the south western boundary of the site. The site is
located within the walley bottom and land to the north and east
rises relativedy steeply.

Site Context
The entirety of the sita iz situated within the Green Belt and
the two areas of disused fitter beds offer two extensive areas of

previously developed land which are currently designated within
the RUDP as major developed sites in the Green Belt.

There are two vehlcular sccasses that serve the site) one
situated off Station Road in Esholt, the ather i off Harmogaie
Road. There is a private through road conpecting the two
access roads.

4 small area of the site (s situsted within Flood Zone 2 of the
Ernvironment Agency’s indicatie finod map.
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= Figure 1: Fed Line Plan Esholt Estate
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2 PLANNING POLICY

31 Mational Planning Policy Achieving Sustainable Developmant
Mational Planming Policy Framewonk (the Framewaork) was The Framework stipulates that thers am three dimenskons @
published in March 2012 and sets out the Government’s sustainable development: economic, social and environmental,
planning polices for England. It is a key part of the These dimensions give rise to the need for the planning system
Governments reforms to make the planning system less 1o parfarm & number of roles as follows
complex and more accessible fo protect the envimnment and :
promote sustaimable growih, = An gconomic role

o 2 social role
bns R

= Apenvironmenial mle

The Framework specifically states that the above roles should
not be-undertaken in isclation; because they are mutually
dependant,

Faragraph 14 sets out that & presumption in favour of
sustainable development is at the heart of the Framework and
should be seen as a golden thread running through both plan-
making and decision-taking.

Paragraph 17 sets out twelve cose land-use planning principles
that should underpin bath plan-making and diecision-taking,
The third principle seeks to proactively drive and suppart
sustainable economic development in order to delver homes,
business and industnal units.

In peragraph 21 of the Framework it is made dear that
planning policies should recognlse and seek to address potential
barmiers to investment. In drawing up Local Blans, local planning
autharities are encouraged to identify strategic sites fior local
and imward irvestiment to match the overall strategy of the plan
and to meet the anticipated need within the District.

Eshcit Fstate
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2 PLANNING POLICY

Green Belt policy Paragraph 85 of the Framework provides guidance for local

The Framework places greal emphass on the impoertance of
‘Green Belts, which aim to prevent urban spraid by keeping land
permanently aper, =

Paragraph B0 of the Framework defines the five purposes for
neluding land within the Green Belt: =

* Tocheck the unrestricted sprawl of large built-up areas;
= Toprevent rieighbouring towns menging into one anather;

* To assist [n sateguarding the countryside fram
encroachment;

* Topreserve the setting and special character of historc
towns, and

* Toasiist in urban regeneration, by encouraging the
recycling of derelict and other urban |and.

Faragraph B3 goes onto state that Local planning suthorlties
with Green Belts In their area should extablish Green Belt
boundaries in thelr Local Plans, Once established, Graen Belt
boundaries should only be altered in exceptional dcircumstances,
through the preparation or review of the Local Flan,

Eshcit Fstate
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planning authorities when seeking to set out Green Belt
boundaries. They are advised o

Ensure consistency with Local Plan strategy for meeting
identified requirernents tor sustainable development;

Mot include land which it s unnecessary to be kept
permanertly open;

‘Satisfy themselves that Green Belt boundarles will not

need to be altered at the end of the development plan
period; and

Define boundanes clearly, using physical features that ame
readity recognisable and likely to be permanent..



2 PLANNING POLICY

3.2 Local Planning Policy

Bradford Replacement Unitary Development Plan (2005)

The Current Bradford Replacement Unitary Development Plan
(RUDP) was adopted in 2005 and in 2008 the majority of
policies contained within the Plan were saved and continue

to be utilised for development management purposes: The
antirety of the site & located within the Green Belt and the two
filter bied areas are specfically deslgnated as a major developed
sitg within the Green Belt under Falicy GBGA. The majority of
woodland areas [otated adjacent to and partially within the site
are desigriated a3 Sites of Logal Conservation |nierest under
Policy NES of the RUDP,

= Fouse 2; Bradtond RUDP Map
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3. PLANNING POLICY
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3 PLANNING POLICY

The C§ states that them ts 8 requirement for 135 ha of
employrment land within the district, that will be distnbuted
thraugh the District as follows - 100 ha within the City of
radford, 30 ha in the Airedale Corridor and 3 ha In the
Wharfedale Cornidor: The employment land requirernent will be
met throughe

o unimplemented sites allocated wathin the UDE;
¢ committed sites with planning permission;

o sitec [dentfied in existing regeneration strategies for
Bradford City Centve and Airedale;

e sites [deptified in current and emerging masterplans
induding that for the Shipley and Canal Road Corridor,
City Plan for Bradford City Centre and Leeds Bradiord
Cormidor; and

*  new sites

The C5 states that Green Belt deletions will be acceptable to
allow for the provision of high quality employment locations
withiin Merth Bredford which is tied to the locstions! benetits

of proximity to Leeds Bradford Airport and Apperley Bridoe rail
station. The Green Belt deletions will come forward through the
Allocations DPD
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3 PLANNING POLICY

= Figuee 3: B0 Spatial Visioe Diagram — City of Bradifosd by 2030
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4 GAEENBELT ASSESSMENT OF THE SITE

Overview

In the emartjing Bradford Come Strategy, Strategic Core Policy 7
(5C7) acknowledges that to meet the langer term housing and
employment growth requirement for the District, land will need
to be released from the Green Belt as there is a deficlency of
available previously developed land and Greenfield land srtuated
withn existing settlement boundaries:

The Policy sets out the overall aperoach to the future nelesse of
Green 8elt land and the need for this to be achieved through

a selective Green Belt review that will be progressed via the
Allocations DPD,

The emphasis of this approach 5 to achieve opportunities
for growth In sustainable locations, linked to the Settlement
Hizrarchy, whilst respecting local character and distinctiveness.

The emerging Core Strategy theretore provides a basis for

a selective Green Belt review as set out (n 5C7 where it &5
propased that the detailed mechanism far the review, swill

be through the Allocations DPD to determine the sxtent and
location of boundary changes. Itis envisaged that such a
reviaw will endure for at least the next 15 years. in addition
toSC7, Policy EC3 acknowledges that Green Belt release
willl be reguired in order 1o provide adequate opporunity for
employment grawth,

Policy SC7 also sets out that the decision as to whether to
rermave land from the Green Belt will be assessed against the
purpeses of Induding land within the Green Belt, as set out n
rational guidance.

Sites will be assessed against the purposes of including land
in Green Belts as identified at paragraph 80 of the Mational
Pianning Policy Framework:.

These purpeses ang;
* Ta check the unrestricted sprawl of large bulit-up argas;
= o prevent nigighbouring towns merging into one anather;

= To assist In safeguarding the countryside from
encroachment;

* To preserve the setting and special character of historic
towins; and

= To assist In urban regeneration, by encouraginig the
recyc! ing of derelict and other urban land.

lustificatson for Green Belt designation comes from the five
purpases set out in the Frameweark which has been carried over
from the previous national planning policy guidance Planning
Policy Guldance 2 on tha Green Belt.

Following a site visit and a review of baseline material, the

Site has been assessed in terms of the abave five funchons. In
evaluating the contribution of the land to the Green Belt, the
Green Belt function of the Site has been ranked or guantified
within a saries of levels or categories, indicating a gradation
from significant {o limited. Accordingly, each threshold can

be chearly defined, using simple, réadily understood terms
applicable for all circumsiances in which they are applied. These
thresholds gre set out in Table 1 right, while Table 2 sets out an
assessiment of the Green Belf function,

For the purposes of the assessment the two areas of filter beds
are referenced as P1 and P2, 1 refers 1o the filter beds at the
south of the site eated adjacent to Apperley Bridae, whilst
thie smaller area of filter beds situatzd adjacent to Esholt are
refermad 1o a5 P2

Eshoit Estale
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4 GREENBELT ASSESSMENT OF THE SITE

Table 1: Contribution of Green Balt Function Categories

Significant Significant landscape and visual comribution towards purpose of Green Beit
Some Some landscape and visual contribution towards purpose of Green Belt
Lirsiteded Limited landscape and visual contributicn towards pumpose of Green Bell

Table 2: Assessment of Green Belt function of the Sita

To chick the The Site contributes to the 'gap’ between the suburbs of Bradford and Leeds, Limited fo Some
unrestricted sprawl of | however, the Site comprises brownfield land and is physically separated from
large built-up areas nearby settlements by fields and blocks of woodland f woodland belts, with
railway lines, the River Aine and Leeds and Uverpool Canal forming clear
defensible boundaries to the surrounding settlements.

In addition, the Site itself s bordered by well defined and dedensible boundaries
namely woodland (to the north, west, north-west and estt), grazing paddocks: (ta
the south beyand which is the Apperey Wiaduct), and The Avenue {to the west
beyond which is the Waste Water Treatment Works and River Aire).

Redevelopment of P1 and P2 an the Site would not constitute ‘sprawd’ of nearby
suburbs, Whera views are attained, proposed redevelopment would be well
contained within [ts constrained boundaries, and the Site would be viewed within
its wonded contaxt, msulbing in a dear distinction between it and neighbolning
settlements. '

Eshoit Fslale
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4 GREENBELT ASSESSMENT OF THE SITE

Table 2: Assessment of Green Belt function of the Site

Although redevelopment of P1 and P2 within the Site would not msult s an

Limited to Some

To prevent
neighbouring towns | increase 1o the footprint of the existing developed area, redevelopment may
merging |nto one result in the perceived erosion of the distance between settlermnents, due to the
another likely increazed massing and grester visipllity of proposed development.
(Many of the The visually contained nature of the Site and tracts of undeveloped land and
settlements niear woodiand separating P11 and P2 from nearby settlements of Guiseley. Yeadon,
o the Site are not Apperiey Bridge, Thackley and Baildor would prevent the physical merging and
towrs, nevertheless, limit the perception of merging of these settlements, H should be noted that only
this tast ks extended Guiseley, Yeadon and Baildon are towns, and the introductlon of development
within this appraisal | into the Site would not result in the merging of these towns, The existing
to inchsde local topography and vegetation ane such that visibility of the Site from these towns s
settlements) extremely limited, resulting in limited parception of foreshortening of the distance
between towns.
With respect to nelghbouring settlements, although the Site extents fram the
‘edge of Esholt to the west to the edge of Rawdon to the east, the intreduction
ot redeveiopment to P1 and P2 within the Site, retaining the existing woodland
and tree belts would form a rebust landscape structure, preventing the physical
merging of these two settlements. Introducing redevelopment to P1 and P2
wiuld not change tha swsting sense of arrival and departure into and out of
Esholt or Rawedon from the surrsunding wrban and suburban areas.
To» asist i The introduction of development into the Green Belt will inevitably result in the | Limited to Some
sategusrding the loss of some open countryside, however areas P1 end P2 of the Site comprisa
countryside from waste water treatment bads which whilst they don‘t significantly affect the sense
encroachment of apannass within the Green Belt, do represent browrrield land rather than

countryside. Therefore, although the Introduction of redevelopment of P1 and
P2 may result In a greater perception of encreachment as built form weauld be
of a massing and height greater than the exsting treatment beds, redevelopmant
would not result in a physical increase in encroachment as the developed area
would remain the same, and the woodland within the Site would be retained and
‘enhanced, llmiting the perception of loss of openness.

Esheit ]'siate
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4 GREENBELT ASSESSMENT OF THE SITE

To presenve the setting

and special character
ot histaric towns

(The village of Esholt
does not fall within
the category of a
‘town', nevertheless,
this test is extended
within this appraisal
o include Esholt)

Table 2: Assessment of Green Belt function of the Site

The Esholt Conservation Area covers the historic core of the vilage. The

introduction of redevelapment ta P1 and P2 wiould restrict development to
outsitde the Conservetion Area boundary and would retain the existing tree belt
between P1 and Esholt, ensuring that the physical and visual separation znd
robust and defensible boundary between Eshalt and F2 are retained, In order to
prevent redevelopment being seen from Esholt, redevelogmient should not breach
the helght-af the tree belt. Based on the Esholt Conservation Area Appralsal (lan
2008), no key characteristics of the histonc setting of Eshok, incleding views or
yistas, would be affected by the introduction of redevelopment to PT and P2

Opportunities to enhance the evergreen tree belt along the western edge of P2
should be explored to mainiain and reinforce the character of the wide gap and
visual separation between the edge of Esholt and redevelopment of P2

Limited, assuming

that redevelopment
is limited to P1 and
P2

To assist i urban
regeneration, by
encauraging the
cecycling of derelict
and other urban land

The Site is browniield land, and redevelopment of this stie would resuit n
regeneration, however, the Site does not adjain or lle within an urban area and
therefore cannot be considered to be 'urban land”.

Should the Site be brought forward for redevelopment, this would not prejudice
other derelict or urban land coming forward.,

This contribution, therefore, does not apply.

Cwverall, the Site offars limited to some contribadion 1o the
functicn of Green Belt. Redevelopment may result in the
perception of merging and loss of countryside, however,

the Site comprises brownfield land and is visually well
contained with dearly defined boundaries. The introduction of
redevelopment to Pl and P2 would ensure that the developed
area would remain the same and enable sxisting wondland

to be retained and enhanced. In addition, due tothe wooded
nature of the Esholt Valley slopes, 2 dlear dstinction betwean
setilements would be maintalned,

PAGE 23
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5 SUSTAINABILITY APPRAISAL

Arcessibility on Foot

e site & bounded to the north, north-west and east by an
existing bridleway. To the north-east and south-west ane a
number of public footpaths linking the site to Rawdon and ldle
respactively, as shown in Figure 4 below.

> Haure 4: Pulix Rights of Way

Eshist Estate
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s SUSTAINABILITY APPRAISAL

Figure 5 illustrates a Zkim walk sochrone, with' Zkm considered
1ty be the 'preferred maximum walking distance for commuting
¢ school as specified in the Institubon of Highways and
Transportation ‘Providing for lourneys on Foot.!

> Fgure 5 2km Walt lsochroms
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& SUSTAINABILITY APPRAISAL

Figure & indicates the location of local amenities within the I i
wicinity of the site. In terms of sducational provision, three m* SR
primary schools and a secondary schoal are located within a mmmm
2km walk of the proposed development. Two doctor's surgeries, '

a derntal surgery and two supermarkets are alio located within

a 2km walk.

9 e &

> Figure B: Services within Vicinity of Site




5 SUSTAINABILITY APPRAISAL

Bradiord Core Strategy provides ol accesibility standards,

shown In the table below.

Table 3: Bradford Core Strategy Accessibility Standards (Source: Appendix 3, Bradford Core Strategy Development Flan)

lin Locs| Services

o Employment

In Primary Healthv'Edscation

lo Town Centras/C iy Centres

A00m of & bus stop (or 800m
of & rall station) offering &
service @t least 2 times per
hour to a town or city centre 7

Or 10mins walkc time (800m)

A00m of & bus stop (or 200m
of 2 rall station) offering &
service at least 2 tirmes per howr
to & town or ity cenira

* T or City Centres gefined as public transport Interchange
point, incliging rail stations, fn one of the foflowing centres;
Bradford, Leeds, Halffax, Nkiey Keighley Bingley or Shigiey,

400m of a bus stop {or 800m
of & rall station) offering a
service at least 2 times per
hour toa town or cty centrel

Or 20mmins walk time (1600rr)

Eshiit Estate
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& SUSTAINABILITY APPRAISAL

Accessibility by Cyde

> Figure 7: Cycle Routes (source - Sustrans.org.uk)




Figure B shiaws the location of the site with the Skm gyeling towards Bradford to the south west and Leeds to the south
isochrones. It Is wadely recognised that cycling has the potential  east. A number of local cyde routes link the site to Yeadon and
to substitute for shart car trips, particularly within Skm. There Gulsaley to the north, with links to Guiseley Raill Station.

are a number of existing cycle routes within the vicinity of the

site, as shown in Plan 4 above These Include National Route Wéithina Bkm cycle distance of the site are the local towns

&6 which provides an off road route to the south of the site of Guiseley, Yeadon, Greengates, Idle-and Horstorth. The rail
' ' stations of Baildon and Guliseley also lle within Skm of the

> Fgure 8: Skm Cycle badhome development site.
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5, SUSTAINABILITY APPRAISAL

There are two bus stops currently located within 400m of the
site access, shown in Figure 9 below. The northbound stop
provides a fiag end bus timetable information. The southbound
stop provides a flag, shefter and timetable information. The bus
stops are served by the 747 and 847 services.

> Haure 9: Bus Stop Locations




5 SUSTAINABILITY APPRAISAL

The table below outlines the detzils of these semrvices.

Table &: Bus Services

semice Numoer houte FREGIENCY
Weekday Satlirday
147 Bradford Interchange - Leeds | 80 minutes &0 minutes
Sradford Airport via Yeadon
q47 Hradford Interchange - Yeadon | B0 minutes 80 minutes
Westiield via Greengates
Sainsbury’s

Future Public Transport Provision

The propased ral| halt at Apperley Bridge provides a real
opportunity to enhance rail based access to the site. | is due to
be in operation by Summar 201 5, and |5 directly connected to
the proposed development site, via a pedestrian bridge over the
rall line to the south of the site, The rail services will offer direct
connections to Leeds, Bradford and a number of intervening
statiens, thus praviding future occupies with & genuine choles
of transpart made to and from the site.

In addition, the rail halt and asociated park and ride facility,
will have a very positive impact by reducing vehicular traffic
along this transport corridor. This faciiity is located within
BOOm of the site, thus accords with the Bradford Core Strategy
Accessibllity standards.

The halt, which lies bebween Leeds and Shipley, s one element
in a pregramme of Investment by Metro 1o improve transport
thraugh the amea and plans incdude twa new platforms, linked
by an existing bridoe, access ramps, & 300 space car park and a
new access road. Proposed facilities will include fully-accessible
plattarms with bath stairs and ramp, CCTV surveillance,
passenger information displays and public address system.
secure cycle parking and madgrn waiting sheliers,

It can be seen from the information above that the site has
the potential to be extremely well related in termis of public
transport provision, particularly rail provision.

Eshiit Estate
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4 THE OPPOATUNITIES & CHALLENGES

This section considers the challenges and opportunities that
the redundant filker beds at the Waste Water Treatment Wiorks
at Esholt presents. Gwerall, the challenges can be satisfactorily
be addressed through mitigation measures, which will result

in the delivery of a sustainable employment led mired use
development to the Morth of Bradford.

The lssues cansidered include:
+ Landscape
s Food Risk
» Ecolagy
® Historic Enviconment

v Access

Landscape

The Site comprises two large areas of incongrious, obselete
water treatrnent beds, and = strongly influended by the
adjacent Waste Water Treatment Works and associated
builldings.

The existing water treatment beds are a detracting and
urbanising feature within the |ocal landscape and have
contributed 1o the fragmentation of the Esholt Vallay.
Redevelopment of this Site would be restricted to the
browrifield areas (F1 and P23 and would not result in the loss of
fields or woordlsnds which are impartant characteristics of the
local landscape.

The redevelopment of the lower Plateau (P1) waould result

in the introduction of new built form into the Floodolain
Pasture Character Ares, however, this could be sensitively and
sympathetically designed to positively respond 1o its setting.

In addition, the removal of palisade fancing surrounding the
Plateaux would be n accordance with the Policy Guidelines,
and new boundaries would be planted with hedgerows, further
reinforcng this imporiant landscape feature.

The redevelopment of the upper Plateau (P2) would result

in the introduction of news built form within the Wooded
Incline Charactar Area, howsever this could be sensitvely and
sympathetically designed to positively respond to its setting.

I addifion, reinforcement of boundary plariting, in particutar
along the western edge of F1, &nd the continued managernent
of woodland within the Site would contribute posiively

ta the local landscape character. The height of proposed
redevalopment should be restricted to ensure that it & ‘hidden’
trom wider views, an important characteristic of the character
ared.

Wiews of Ehe Site are largely restricted by 2 combination of
topography and the exiensive woadland biocks on the slopes of
Esholt Valley, a5 demanstrated in the Site Context Photographs
tfiqures 11-14) appended to this document. Where views

are gitained, these are partial In nature a2nd from alevated
locations, where the Plateaux are typically viewed in the context
of existing industrial buildings along Esholt valley. Although
propased redevelopment would comprise buildings which
wolld be mare visible than the treatmant beds, sensitively
designed and located bulldings set within extensive planting
would reduce the cument perception of the grey/ blue mass

of the Flateauy, and help to assimilate the redevelopmant
positively within the landscape. In addition, the caretul
combination of tonal variation and massing would be beneficial
in reducing the perception of built form within the Site. The
colour palette would be an important consideration, and due to
the elevated nature of attained views, colours should reflect the
valley pasition of the Site. Materlats should contribute positively
1o the landscape character and visual aman|ty of the amea.
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4 THE OPPOATUNITIES & CHALLENGES

The Tollswing key landscape and visual constraints sre 1o be
congidered during the design svalution progess:

» Retain all woodland and tree belts within the Site;

* Restrict redevelopment of the Site to the areas of
brownfield land, namely Plateaws M1 and #2;

« Introduce extenshe canopy tree planting amongst
proposed built form to break up its percelved massing,
and contribute to wider landscape structure;

* Proposed bulit form should be designed fo possively
addrass the woodland and The Avenue;

» Due to ifs valley location, any built form will largely be
viewed from elevated positions. Mew bullt form should
be designed to sensitively blend with the existing tonal
variation and materiality of existing buildings. Colours
such as grey and blue are inappropriate. Consider the
introduction of green roofs In the most sensitve locations;

o The height of proposed built form within the Site requires
careful consideratlon. Of particular sersitivity are the views
fram Eshalt, the nearest village to the Site. Restrict the
height of buildings on P2 to ensure that views of proposed
redeveloprment are not attained fram Esholy;

» Rzinforce the moniferous tee belt tor the west of P1 with
a wide woodland belt of local provenance, appropriate to
the prevailing landscape character;

= Soften the woodland edges, in particular along the
eastern edge of the P1, and intreduce a transition zone of
seruby and meadow to benefit blodiversity and contnbute
1o wider landscape Structure;

* Strergthen Boundaries to the south and west, through the
creation of pew woodiand belts along the southern edge
of the Site and along The Avenug;

= |n addition to the abowe, plant hedgermws and blocks of
native species shrubs along The Avenue and manage the
grass verges as meadow grassland to soften its formality
and make its appearance mam befitting of its semi-rural
location;

* Convert the managed grassland within the Site to
meadow grassland; apd

o Avoid palisade fancing and use native species hedgerows
wyith trees {0 define boundaries,

Where viaws are attained, redevelopment of the Site would
inevitably result in a greater perception of built form within the
Esholt Valley, as built torm would replace the existing flat water
treatment beds. However, redevelopment would break up

the |arge grey mass of the beds, and subject to the landscape
principles set out above, could result in development that would
have lesser prominence where visible from elevated locations
within thewider landscape

The Site contributes to the 'gap’ between the suburbs of
Leeds and Bradford and overall the Site & of sorme contribution
to Green Belt function. Redevelopment may resclt in the
perception of further encroachment, however, the Site
comprises brownfield land and therefore redevelopment of the
Site would not physically reduce the qap betwesn settlements
as the developed area would remain the same. In addition,
dug 16 the wooded nature of the Esholt Valley slopes, a clear
distinction between settlements would be maintained,

The existing woadland and tree belts within the Site contribute
positively 1o the wider landscape structure and wauld be
retalned and enhanced. These, in cambinatian with the
surrgunding wogdland structure, provide strong and defensible
boundaries to the Site. Redevelopment of the Site would

offer opportunities to enhance and contribute further to this
landscape structure.
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. THE OPPORTUNITIES & CHALLENGES
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& THE OPPORTUNITIES & CHALLENGES

In conclusion, the Side has the capacity o accommodate
redevelopment, and would be a logleal and appropriate re-
use-of land within the Esholt Walley Subject 1o the landscape
principles set out above, redevelopment could be successfully
assimilated into the wider landscape, and contribute positively
to the local landscape character

= Figure 1d: Environment Agancy Flood Map
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Flood Risk

The majority of the site is located within Flood Zone 1 of the
Ervinonment Agency'’s Indicative fload map and ak such this
area s not consldered to be a flood risk.
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4 THE OPPOATUNITIES & CHALLENGES

Part of the collection of filter beds to the south of the site ars
located within Flood Zone 2 and it & considered that the firal
design and layout of the site that comes through the planning
system can be deslgned in @ manner that would ensure that no
vulnerable end users would be situated within the grea of the
site Incated within Flood Zone 2.

A Flood Risk Assessment will be prepared at the Allacations
DPD stage to demonstrate that the development of the site
will not lead to an increase in flood risk within the site and the
surrounding area.

Ecology
Keyland Developments Lid have instrucied a Phase 1 Ecology

survey 1o be undertzken and the information will be provided
through the Allocations DPD process.

There are several woodlands located within and adjacent (o this
Site and Keyland are lcoking into the possibility of anhandng
the bipdwversity coporfunities i these greas.

There Is potential to create a "Country Park” between the twao
areas of filter beds to provide linkages between the two areas
of development.

Historic Environment

A small parcel of the land located o the north west of the
site adjpcent to Esholt Village is situated within the Esholt
Conservation Area.

There a several listed bulldings located within proximity of the
site, with @ collection of listed bulldings within the main village
to thewest of the site in addition to Esholt Hall which (s located
adjacent to Gill Wood.

Careful consideration will be given ta the character and setting
of the |isted bulldings in the design and layout of any potesdial

development. It s considered that development of this site can
be delivered in such a manner that the setting of the llsted
buildings and Conservation areas are presernved or enhanced.

Access
There ame a number of opportunities to provide access 1o the
wider development ares, as shown In Figure 15

It is considered that access for a certain level and form of
development could take place 1o the north and west of the site,
fromm the ABO3B on toStation Road. The AB03B has 2 right tum
ghost sland into Station Road and has footpaths and street
ligghiting i the vicinity of this junction, The oppariunity would
exist to further improve the capacity and layout of this junction.

Station Road is it and has pedestrian foutways on the
westbound carrlageway. The Avenue, between both sites, isin
gocd arder however further work would be reguired in order to
identify the volume of fraffic which could be accommodated,
githier at present o with redesign 2nd consideration of third
party cwnerships.

Opportunities exist to further improve access to the south

and east of the site fram the A858, bath in the short and

long temm. In the short term, the patential to upgrade the
CUrrent access arrangements is feasible through the possible
implementation of traffic signal contral. Further enhancements
1o incease capacity end to Improve the southern gateway in to
the site is possible, but would need to be subject to additions!
assessments at the approgriate time.

The phasing and timing of development, and assodiated
transport intervention measures, will be crucial to ensure

that the appropriate form and scale of Improvements are
implemented. It is recognised that further corridar studies
would be undertaken in the vicinity of the site in order ta
infarm the impact of additional developrment traffic on the local
network.
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& THE OPPOATUNITIES & CHALLENGES

> Figure 15: Potential Site Access
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1. SITE WIDE STRATEGY

= hgure 1&; 5ite’ Dppartundies
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7. SITE WIDE STRATEGY

Site Opportunities

The site and it's context provide a serles of constralnts and
opportunities. Broadly the site breaks down into two land use
typologies;

1. land previcusly used for the construction of sewage
traatment facilities (now derslict) and

2. landscape structure, providing contalinment within the
wader rver valley and setting for Eshoit Hall, the village
and the operating treatment works.

The constrainds cover elements such as existing flood plain,
axisting landscape characterfeatures and the retention

of existing bulldings. However, these elements are alsb
opportunities and the sirategy résponds to these elements
by wsing or enhancing them, developing anly on previously
‘constructed” areas and offering a balanced mix between
residential, employment and supporting amenity facllites.
Importantly the dose proximity of Esholt village s seen as an
apportunity, not a constraint within the proposed strategy

Site Wide Strateqgy

The site provides an opportunity to comprehensively plan fzrge
scale employment.and small scale residentizl development set
within an upgrading of the existing landscape structure.

The formal, gridded nature of the existing filter bed structures
could provide a ‘template’ on which to redevelop a mix of
ermployment uses and sizes. The proposed "site wide strategy
shows the potentlal to delver up to 160,000 sguare metras
of neww floospace arranged argund a central hub, that could
contain an Innovation Centre, central amenity and leisure
facilities. Pedestrian and cycle linkages to the south (new Park
and Ride facility) togetherwith linkages across a new country
park to Esholt village to the north could prowide an important
part of a wider stratagic network of movement connections.

-~

The existing landscape has the potential to evolve into a more
uzable Country Park providing amenlty benefits for residents
and workers alike. it would also be able to deliver ecological
and flood mitigation enhancements whilst maintaining the
setting for Eshelt Hall.

Any proposed deyelopment in @ traditional manner in or
arbund the village of Esholt would have to be of a small

scale and be sensitively Integrated Into the conseqvation grea.
The derelict filter beds offer the oppaortunity of delivering a
unigue, innovative and bespoke housing solution. This has the
potential ta be a sarminal scheme in the way that old and new
can be integrated and benellt each other without destroying
the character and quality of the sxisting village. Thera s the
potential to deliver @ new "village green' that links the two
parts together but also provides a buffer between them, A clear
demonstration and understanding of the 'old” and the 'new’
component parts tould be achieved in this unigue location. Any
development plans would be aeated through & constructive
engagement and dialogue with the existing resldents within the

willage,

Eshoit Fstate
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7. SITE WIDE STRATEGY

= Fgure 17 Site Wide Strategy
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a BENEFITS OF THE SITE AND CONCLUSIONS

Benefits of the Site
The development of the site would dellver a number of
significant benefits that would Include:

s The delivery of an employment-led mixed uze
development incorparating residential development;

* Re-development of redundant browrfield site with the
‘opportunity to improve the visual appearance of the site
through the remaoval of the incongruous filter beds;

+ Provide a substantial amount of high quality employment
land in a sustainable location that will utilise the new train
station at Apperiey Bridge;

+ The opportunity te enhance the employment
epportunities slong the Alredale Corridaor,

s The provision of high quality development that is set
within a high-quality landscape;

= Provide an opportunity to improve landscaping provision
within the site whikst also enhancing existing woodlands
adjacent to the site;

» The development would not result m any significant
impact on any emnvironmental or nature consenation
assets.

Conclusions

This repart identifies tiat the site epresents an excellent
opportunity for the delivery of an employment-led mixed use
development that would make a significant contribution o the
Coundls future empioyment needs through the redevelppment
of a brownfield site.

The site Is situated within a sustainable lacation within North
Bradford and is within proximity to a number of fadiities [n
addition to public transport routas. The new train station at
Apperley Bridge will further increasa thie sustainable nature of
the site and provide a highly convenient mode of transport o
potential users of the site,

The emernging Bradiord Core Strategy acknowiedges the need
to releaze Green Belt land in order to meet future employment
and housing growth. The Green Belt assessment demonstrates
that the site has strong defensible boundaries and development
iof this previously developed site would not constitute sprawd of
nearty suburbs. The redevelopment of the site would be kept
withir the confines of the existing developed area and as such
would not lead to the merging of neighbouring settlerments.

Ouerall it is considered that the sustainable nature of the site
and the opportunity to provide a high quality employment-led
mixed use development reprasents very specil drcumstances
that would allow the site to be released from the Green 8elt.

Eshoit Fetate
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SITE CONTEXT PHOTOS
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SITE CONTEXT PHOTOGRAFH 1: VIEW FROM OPEN SPACE MORTH OF THE VILLAGE OF ESHOLT, LOOKING EAST
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SITE CONTEXT PHOTOGRAPH 2: VIEW FROM HOLLINS HILL, LOOKING SOUTH EAST
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SITE CONTEXT PHOTOGRAFH 3: VIEW FROM GREENFIELD AVENUE, LOOKING SOWTH
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= Figure 12: 5ite Context Photographs
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SITE CONTEXT PHOTOGRAPH 4: VIEW FROM OLD HOLLINGS HILL, LOOKING SOUTH
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SITE CONTEXT PHOTOSRAPH 5: VIEW FROM APPERLEY LANE (ASSE), LOOKING WEST
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SITE CONTEXT PHOTOGRAPH 6: VIEW FROM TOWING PATH, SUSTRANS, ALONG LPEDS AND LIVERPOOL CAMAL, LOOKING NORTH-EAST



= Figure 19; 5ite Context PFhotographs
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SITE CONTEXT PHOTOGRAPH ¥ VIEW FROM PROW FOOTPATH 91, LOOKING NORTH-EAST
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SITE CONTEXT PHOTOGRAPH 8: WIEW FROM CARR BOTTOM ROAD, LOODKING NORTH-EAST
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SITE CONTEXT PHOTOGRAPH 3 VIEW FROM PROW BRIDLEWAY 113, ALONG BURIAL GROUND, LOOKING NORTH-EAST



= Figure Z0; 5ite Context PFhotographs
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SITE CONTEXT PHOTOGRAFH 10: VIEW FROM WESTFIFLD LANE, LOOKING NORTH-EAST
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EITE CONTEXT PHOTOGRAPH 11: WVIEW TAKEN FROM PROW FODTPATH 56, LOOKING EAST



= Figure 21; 5ite Context Fhotographs
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