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Location
•

In the key communications
corridor between Leeds and York

•

Close and with direct access to
the strategic road network

•

Frontage to the A64

•

Fully within the Outer North East
Housing Market Area

•

This site has very similar
geography to the previously
identified site at Headley –
physical, social, visual,
environmental, economic.
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The Proposed Site
•

Farmland

•

…..between Becca Hall and Potterton Hall…..

•

…..with other potential development land East of Becca
Hall towards the A1(M)

•

Extensive woodland blocks and belts

•

Frontage to the A64

•

Well separated from the villages of Aberford and Barwickin-Elmet

•

Circa 300 ha (750 acres) in total.
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•

This iteration of the proposed site and master plan is
sensitive to a number of issues that have arisen since the
first iteration:
o Land adjacent to the A1 and Aberford is
relatively open and visible
o It would benefit from a new landscape
framework to define development land and to
limit exposure
o This will need time to mature, but if it is planned
now, this land could be allocated for
development as an extension to the New
Yorkshire Town in the next plan period
o The ability for the concept to evolve to site
considerations

•

Planning for other land to be developed in the longer-term
is justified given the potential to make the new town more
sustainable and the need to consider long-term and
defensible Green Belt boundaries
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The Lie of the Land
•

The land is largely level from the A64 to Becca Home
Farm and then slopes down towards the south and south
east and the Cock Beck

•

Becca Hall and Potterton Hall sit on the edge of this
plateau facing south, as does Becca Home Farm

•

Cock Beck, Potterton Beck and and two streams to their
north create an undulating topography of gentle ridges and
shallow valleys topped by woodland belts and blocks in the
south of the site. Woodland is the dominant landscape
feature

•

The north side of the Cock Beck and Potterton Beck has
the remnants of an ancient ditch and bank system – The
Ridge and Becca Banks – parts of the Aberford Dykes, a
Scheduled Monument

•

The valley of the Cock Beck and Potterton Beck creates
more open views into the site from parts of Cattle Lane
between Barwick-in-Elmet and Aberford , but always with
woodland as the backdrop

•

Land south of the Cock Beck and Potterton Beck beyond
the site boundary rises up to similar heights across the
valley.

6

LAND AT BECCA HALL FARM
A New Yorkshire Town
June 2016

A64

plateau

Potterton Hall

Becca Home Farm
A1(M)

Becca Hall

Barwick in Elmet

Aberford
7

LAND AT BECCA HALL FARM
A New Yorkshire Town
June 2016

Site Constraints
•

Open views to the south

•

Vestiges of the landscape parkland of Potterton Park and
of Becca Park beyond the current site boundary to the east

•

Gas pipelines are present within the site

•

Becca Hall and Potterton Hall are listed, Grade II. Part of
Potterton Hall is Grade II*

•

The land is within the designated Green Belt, as was
Headley, the previously proposed site

•

Scheduled Monuments (ditch and mound earthworks)
along Cock Beck and Potterton Beck on the southern
boundary (https://en.wikipedia.org/wiki/Aberford_Dykes ).

•

The majority of the agricultural land is Grade 3b, so not
“best-and-most-versatile”

•

•

There is a Deserted Medieval Village to the south of
Potterton Hall that is also a Scheduled Monument

Much of the site lies within a designated Special
Landscape Area

•

Extensive woodland blocks
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Site Considerations
•

Listed buildings and their associated settings and
parkland

•

Need for sensitive settings for Potterton Hall – and the
wider setting of Becca Hall

•

Protection and enhancement of the existing woodland
blocks and belts

•

•

Woodland blocks and belts add instant character and
sense of enclosure to the site – they define the skyline.

Setting and buffering to Aberford:
o Strawberry Hill is high ground that visually
separates the two
o More land could come forward for development
once an appropriate landscape has matured

•

Frontage to and access from the A64, probably in two
locations

•

Setting and buffering to Barwick in Elmet

•

Views into the site from Cattle Lane to the south

•

High pressure gas mains – buffering or relocation to the
site edge

•

Potential noise pollution from surrounding highways

•

•

Site fall and drainage to the Cock Beck and Potterton
Beck, to the south and southeast, and the need for storm
water attenuation
Protection and setting for the Scheduled Monuments:
o the Aberford Dykes and
o the Potterton Deserted Medieval Village
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Concept for the New Settlement
•

A new country town of 3000 in the current Plan period…..

•

At least two points of access from the A64

•

….. with the potential to grow to 4000 homes on the
current site and more if other land is allocated at a later
date.

•

Local connection to Potterton Lane for pedestrians and
cycles and potentially public transport and regulated local
traffic. General traffic egress to the north only

•

Two “villages” with distinctive characters, Upper Becca
and Lower Becca

•

A Woodland heart

•

•

A new country park linking Barwick in Elemet and Aberford

Villages have Primary schools and Local Centres

•

There is potential for a further “village” on potential
expansion land

•

There is potential for further development north and west
of Potterton and a third access from the A64

•

A new town centre around the western entrance

•

A Secondary School located to be accessible to both the
proposed and existing communities

•

Key Assumptions:
• General housing density between 30dph (low) and 35dph
(medium), with the potential for 50dph at key mixed use
hubs with good accessibility

Employment uses on the A64 frontage between the two
accesses and located close to the town centre
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•

Floorspace ratio in the Town and Local Centres of at least
1:1

•

50% of the floorspace in the Town and Local Centre to be
residential

•

Employment space at 4500 sqm per ha to include access,
parking and landscape
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Landscape Framework
•

Building on existing themes:

•

Continuous woodland belts to enhance ecological
potential.

•

The start of a new Country Park linking Barwick with
Aberford featuring:

o Woodland Blocks, connected by…..
o …..Woodland Belts, with no building higher than the
highest tree
o Tree-lined avenues

o a wide belt of public open space

o Landscape Parkland with potential to create a newly
enhanced setting for Potterton Hall and Becca Hall

o an appropriate setting for the Aberford Dyes
o provision for storm water attenuation and outflow to the
Cock Beck, and

o Retained gate lodges and other key buildings
o Retained specimen trees
•

“Rooms” for development defined and enclosed by
woodland

•

Woodland remains dominant in long- and short- distance
views of the skyline

o meadows created as public open space below the
Aberford Dykes as a setting for Cock Beck and
Potterton Beck
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Character Areas
Town Centre
• Town centre around the west access from the A64
•

Employment

Blocks fronting the main access to provide:
o Convenience and some comparison shops
o Other related public services and facilities
o Leisure facilities
o Healthcare facilities
o Small scale employment
o Apartments
o Specialised forms of housing

Office accommodation fronting the A64

•

Industrial and distribution accommodation near the A64/A1
junction

Villages

Local Centre
•

•

The local centre, around Becca Home Farm, will contain:
o Local convenience shopping
o Meeting space
o Local facilities and services
o Primary School
o Special needs homes

16

•

The two villages are in the centre of the site either end of a
spine running south from the western access from the A64

•

Each has a unique focus:
o Upper Becca has a town centre near to the A64, one of
the key nodes in the development
o Lower Becca has a local centre around some of the
existing farm buildings at Becca Home Farm as a
community hub

•

Each village has strong connections to parkland and
woodland
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June 2016

Upper
Becca

Employment
Area

Town
Centre

Local Centre /
Community Hub

Lower
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Education
•

High quality, new education facilities add social and
investment value to any new community

•

Schools are the key to community development in a new
settlement

•

A new community of this scale would require
o At least two, 2-3 form entry Primary Schools
o One, 6+ form entry Secondary School
o “Early years” provision

•

All schools would be capable of phased and incremental
delivery over the life of the development (20 years plus)

•

Secondary School should be capable of serving a wider
catchment, potentially to include Barwick in Elmet,
Thorner, Aberford, Bramham and Scholes (the nearest
secondary schools are Whinmoor, Garforth, Tadcaster and
Boston Spa)
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Access and Movement Strategy
Access

Circulation

•

Access from the A64 via two all movement junctions

•

•

Main strategic access at the north east end including an
extension of the dualled section of the A64 to the A1
junction (all land required to facilitate this is available)

•

Second access to the west near the existing bridle path
and farm track to serve the town centre

Two main spines running through the site:
o A north-south spine running from the western access to
the A64 down to Lower Becca above the Cock Beck
through two village centres
o An east-west spine from the eastern access between
the villages to a restricted connection with Potterton
Lane

•

Each designed as a tree-lined boulevard of generous
proportions

•

Other parallel secondary routes connecting through the
villages

•

Dedicated cycleways running parallel to the main
boulevards connecting local centres, schools and the town
centre, and out to the wider cycle network

•

A full network of footpaths a for local journeys and
recreation, in particular connecting to and through the
central park and woods

•

Potential for local connections to Potterton Lane, possibly
regulated for through traffic

Public Transport
•

Bus services to and through the site:
o Coastliner Leeds to York and beyond to loop in from
the A64
o Extension of the existing Aberford service to the new
town centre
o Potential extension of the guided bus service from
Seacroft to serve the new community, with appropriate
priority in the corridor

20

LAND AT BECCA HALL FARM
A New Yorkshire Town
June 2016

21

LAND AT BECCA HALL FARM
A New Yorkshire Town
June 2016

Access and Movement Detail
Vehicular Access
•
•
•
•
•

The 64 bus service from Middleton to Aberford via Leeds currently
terminates just north of Aberford, and runs twice per hour in each
direction. The 64 service could be extended into the new town,
serving each of the villages, before turning around and leaving the
site the way it entered.
o Previous discussions with First Group have shown potential for the
64 service to be extended, and the principle of doing this should
not be an issue. The length of the extension to the service might
range between 3km and 5km, depending on the extent of
penetration into the site. This could be undertaken on a phased
basis.
o Bus stops for the 64 and the Feeder Bus services can be located
within 5 to10 minutes’ walk of all new homes, with the Coastliner
collecting passengers from a transport hub in the town centre.
Cycling
o There are opportunities to provide off-road cycle routes through
the site. These routes could also connect to a Cycle Hub in the
new town centre with cycle parking located close to the bus stops
for the Coastliner services.
Walking
o Attractive and safe walking routes could be provided within the
new town to encourage journeys on foot to schools, bus stops,
employment areas, local centres and the town centre. Walking
routes would provide convenient routes for residents and visitors.
o Attractive walking routes to Aberford and to Barwick-in-Elmet
could be provided in order to encourage sustainable movement
between the three settlements. A number of footpaths and
bridleways exist across the site, and could be improved where
necessary and augmented to further enhance pedestrian
permeability of the site.
o

The main site access should be a roundabout off the A64 at the end of
the dual carriageway section, which will provide access to the eastern
part of the site. It will need to be up to 50m in diameter.
A public transport/secondary access route can be provided onto
Potterton Lane north of Barwick-in-Elmet
A second access to the A64 is located to the east of the Dogs Trust
building near the line of the existing bridle way.
Potterton Lane has the potential to be reopened as a third connection
to the A64 in the future, if required
The precise geometry of the individual junctions will need traffic flow
analysis and capacity assessments.

Sustainable Transport and Access
•

Becca will be a sustainable new settlement, with attractive prospects
for travel by public transport, cycle or on foot. A number of measures
are proposed at this early stage:
Public Transport
o Transdev’s Coastliner bus services provide a direct and frequent
connection between Leeds and York, with three services per hour
in each direction. Beyond York, these services go on to Malton,
Whitby or Scarborough. It is unlikely that this could be diverted
wholly to serve the entire site if it is still to be considered a direct
route. However, a short diversion of the Coastliner services into
the site (approximately 700m in additional distance) would serve
the north of the site via the primary and secondary vehicular
access on the A64. This would pick up the town centre for the new
country town and provide a good service for a large number of
future residents.
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Development Parcels
Arrangement
•

Development parcels are arranged around the primary and
secondary routes through the site.

•

Development can commence either at the east end or the
west end or both.

•

The configuration of the land creates substantial parcels
with high capacity and with different settings for different
styles and forms of housing development

•

•

The town centre would serve three catchments:
o New residents
o New employees
o Passing trade

The parcels around the town centre would accommodate
mixed uses with employment uses fronting the A64

•

This combination will enable it to be delivered early, if so
required.

Phasing Considerations
•

•
•

•

This initial master plan offers great flexibility in the location,
access and rate of development of the site, and the
number of fronts of development that can made available
at any one time.

The choice of where to commence development may be
dependent on the timing of need for the Secondary
School.

•

Residential, employment and commercial development
can be delivered at their own pace.

However, the availability of utilities infrastructure may
dictate the pattern, ultimately.

•

The strategic elements of the landscape framework are
already in place – the woodland blocks, Potterton Park and
Becca Park. Future investment can be incremental in
concert with new development

There is the opportunity to minimise early infrastructure
investment by commencing development close to any of
the accesses to the site from the A64.
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Long-Term Future Development
•

There is considerable potential for this initial master plan to
be extended to encompass further land for long-term
growth and development

•

This potential includes:
o land to the east beyond Becca Hall towards Main
Street north of Aberford, particularly once a new
landscape setting has begun to mature.
o further land facing the A64 to the north and west of the
site around Potterton Lane.

•

Serious consideration should be given to removing this
land from the Green Belt in this review to create long term
and strategic potential for development
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