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 DEVELOPMENT BRIEF 
 

 LAND TO THE NORTH OF THE ASHCOURT DRIVE ESTATE, HORNSEA 
 
 
1 Introduction 
 
1.1 The Holderness District Wide Local Plan was adopted on the 22 April 1999 at a meeting 

of the Council’s Planning Environment and Technical Services Committee. The Plan 
identifies an area of land to the east of Atwick Road, north of the Ashcourt Drive estate, 
for residential and industrial purposes.   

  
1.2 At an earlier meeting of the same Committee the Council in response to a petition from 

local residents resolved that a Development Brief be prepared to provide detailed guidance 
on how these allocations should be developed (min 2376). 

 

1.3  Preparation of a Development Brief (‘the Brief’) accords with policy H15 of the 
Holderness District Wide Local Plan. This states that: -  

 Where it is considered necessary and resources permit the Council will prepare 
development briefs for those sites where additional guidance is considered 
appropriate and will have particular regard to the design policies contained in 
approved development briefs in determining planning applications. Planning 
permission will not normally be granted for the development of a part of a larger 
residential site unless the Council are satisfied that the eventual development of the 
remainder will not be prejudiced. 

1.4 A Brief will enable a comprehensive scheme of development to be prepared for these 
important sites on the northern fringes of the town. It has been adopted as Supplementary 
Planning Guidance to local plan policies relevant to the land and offers additional design 
guidance on the form and layout of proposed development. 

 
2 Description 
 
      Location 
 
2.1 The sites are located on the northern edge of Hornsea adjacent to and north of the 

Ashcourt Drive housing development. They extend between Atwick Road (B1242) and the 
west and the existing Cliff Road industrial area to the east (see Fig.1). 

  
      Landscape 
 
2.2 The landform slopes gently in a south-easterly direction from a high point on Atwick 

Road, at the former water pumping station (now a waste reception centre). The majority of 
the central section of the land is level before dipping towards Cliff Road on the sites’ 
eastern boundary. Fig.2 shows existing features on the site. 

        
 Features 
 
2.3 The majority of the land is under agricultural production although there is a substantial 

area of scrubland on the eastern side behind the EYMS bus depot and other existing 
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premises fronting Cliff Road.  The area is generally open in nature and landscape features 
are limited, although a substantial hedgerow separating the cultivated agricultural land from 
the scrubland crosses the eastern part of the site in a south to north-east direction  

 
2.4 There are no areas of defined nature conservation importance within the site. 
 
2.5 A field drain runs from Atwick Road part way along the southern boundary of the site 

alongside a Public Bridleway that continues along the full length of the southern boundary 
eggressing onto Cliff Road. There is a Second World War observation bunker half way 
along the bridleway. 

 
2.6 There are no other existing buildings or structures within the site. The former Hornsea 

water pumping station, a grade II Listed Building, stands adjacent to the north-western 
corner of the site, creating a visually important ‘landmark’ building that could be used as a 
focal point of interest when viewed from within the development. 

 
2.7 An overhead telephone cable line runs from the south across the north-western site 

boundary. 
 
 Adjacent Land Uses 
 
2.8 Arable farmland extends to the north and to the west of the area beyond the B1242. Land 

uses adjacent to the southern boundary include cultivated land adjacent to the B1242 
(allocated for educational purposes) and residential properties of the Ashcourt Drive estate 
and Victoria Gardens further east.  Land uses to the east comprise the rear of an 
assortment of industrial premises, accessed from Cliff Road. 

 
 Planning Context 
 
2.9 The Holderness District Wide Local Plan (adopted in April 1999) provides the planning 

policy framework to guide future development on this land.  Land allocations identified on 
the Plan’s Proposals Map relating to this part of Hornsea are shown in Fig 3. The plan 
identifies 3 separate areas, which together will result in a comprehensive scheme of 
development for the northern side of the town. 

 
3       Industrial/ Business Allocation Adjacent to Atwick Road. 
 
3.1 Policy HRN6 of the Holderness District Wide Local Plan allocates 2.94 hectares (7.26 

acres) of land to the east of the B1242 Atwick Road and establishes guidelines for the 
development of this site.  It states: - 

 

HRN6 

The Council allocates 2.94ha. (7.26 acres) of land to the east of the B1242 Atwick 
Road, as shown on the Proposals Map, for industries within classes B1 and B8 of 
the Town and Country Planning (Use Classes) (Amendment) Order 1995.  B2 uses 
will be permitted if they are compatible with their location and subject to planning 
conditions to ensure that there are no significant adverse effects on the amenity of 
nearby residents or adjacent land users.  Access shall be from Atwick Road and 
appropriate landscaping will be required. 
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         Definitions 
 
 By way of definition: - 
 
 B1 Business uses are those uses for all or any of the following purposes: - 
 (a)  as an office other than a use within class A2 (financial and professional services), 
 (b) for research and development of products or processes, or  
 (c)  for any industrial process, being a use which can be carried out in any residential area without 

detriment to the amenity of that area by reason of noise, vibration, smell, fumes, smoke, soot, ash, 
dust or grit. 

 
  B2 General Industrial.  
 
 (They will need to be compatible with their location and subject to planning conditions to ensure that there 

are no significant adverse affects on the amenity of nearby residents or adjacent landowners.)  
 
  B8 Storage or distribution uses. 
 
      Supporting Justification 
 
3.2 Supporting text to policy HRN6 indicates that additional design considerations need to be 

achieved in any development proposal. The site occupies a prominent location at the 
entrance to the town. Care will need to be taken to avoid unsightly outside storage uses 
and these will only be permitted if adequate screening can be demonstrated. Access to the 
site is to be taken from Atwick Road, adjacent to, but separate from the Public Bridleway 
along the southern boundary of the site. This will need to be to the satisfaction of the 
Council as Highway Authority. Landscaping will be required on the site’s northern 
boundary. 

 
        Design Considerations  
 
3.3 The Planning policy guidelines above send a clear message regarding the future 

development of this site. The emphasis is on the provision of an attractive industrial / 
business park to satisfy the employment needs of the area over the plan period. A high 
standard of design, landscaping and layout will be required because of the site’s prominent 
location on the outskirts of the town (see Fig 4).  

 
3.4 There is to be no vehicular access linking this industrial site (HRN6) with the Ashcourt 

Drive estate or to the residential land to the east allocated under local plan policy HRN2, 
though a purpose-designed pedestrian and cycle access to HRN2 will be required. This 
should be carefully located to cause no disturbance to residents and must be designed with 
security and safety in mind.  This could perhaps, in part, make use of the existing 
bridleway. 

 
3.5 In design terms it would be preferable for the access road on the site’s southern boundary 

to be a single sided spine road with units on its north side. Boundary treatment between 
the HRN6 allocation and the bridleway must be such that it prohibits vehicles crossing 
over from the HRN6 allocation access road to the bridleway. Such treatment must be well 
designed/landscaped in the context of the area so that it is not detrimental to residential 
amenities nearby. Details of site access requirements are set out in Appendix 1. Road 
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improvement works and traffic calming measures on Atwick Road may be required in 
order to reduce vehicle speeds and improve turning manoeuvres. The frontage facing the 
access road should be outward facing.  Vehicular access could then be provided through 
this frontage to serve the rear of the units. The frontage plot(s) to Atwick Road in 
particular will need to be of a high standard of design providing a ‘flagship’ premises. A 
managed workspace scheme of small starter units would be an appropriate development 
for this site.  Buildings should be west facing (or ‘L’ shaped to occupy the western and 
southern frontages) because of the prominent location they will occupy at the site’s 
entrance.  

 
3.6 When approached from a northerly direction there is a ridge on which the former water 

pumping station tower is located. Care needs to be taken to ensure that the height of new 
premises is below this natural ridge line, or if sited further eastwards (where the gradient 
falls), that the new roof lines do not dominate this aspect.  This is so that the listed water-
pumping tower remains dominant. Landscaping on the northern and western boundaries 
should be used to reduce the impact of new development as necessary, using native 
species.  Landscaping on this northern boundary will be especially important and should 
form an effective screen to inward views. 

 
3.7 In addition, consideration should be given to the landscaping treatment at the site’s 

south-east corner where it abuts the residential allocation and the bridleway. For 
reasons of general amenity an area of planted woodland of at least 20metre depth 
should be provided and (if required) a surface water holding lagoon/pond could add to 
the landscaping of this area.  This area should complement the screening needed to 
separate this employment allocation from the adjacent housing allocation and the 
existing dwellings of Ashcourt Drive creating a wildlife habitat. 

 
4 Housing Allocation North of the Ashcourt Drive Estate 
 
4.1 This residential allocation made under Policy HRN2 of the Holderness District Wide 

Local Plan consists of 7.22 Ha (17.83 acres) of land to the north of the Ashcourt Drive 
estate. Policy requirements for the development of this allocation specifically mention 
layout, design, access and landscape provision. Policy HRN2 states: - 

 
HRN2 
North of Hornsea, the Council allocates 8.06 Ha. (20 acres) of land to the north of 
the Ashcourt Drive estate, as shown on the Proposals Map, for residential 
purposes.  Planning permission will be subject to the Council being satisfied that 
the layout, design, access and landscape provisions on the site are appropriate. 

 
Supporting Justification 
 

4.2 The supporting text to this policy expresses the importance of this residential area being 
seen as part of a comprehensive scheme for the north side of the town. Vehicular access is 
to be taken off existing road stubs at Northgate and Ashcourt Drive. Landscaping will be 
required on the northern site boundary to screen/soften the views of properties from the 
north, continuing the landscaping that will be required as part of the future employment 
development to the west (see para 3.6).  Natural species will be required. 
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4.3 Housing densities comparable with the adjacent estate development will be acceptable. 
This will be at an overall density of approximately 25 dwellings per hectare depending on 
house types. Assuming an average density of approximately 25 dwellings per ha the site 
will be expected to accommodate about 200 dwellings, although this will vary according to 
house type.  

 
4.4 It is expected that a variety of housing types will be provided. This will include an element 

of affordable housing to reflect national planning guidance, which local plan policy H13 
interprets.  This states that: - 

 
 H13 
    Where appropriate the Council will encourage developers to provide a mix of 

dwelling types on new developments. 

    Additionally, where a local need for affordable housing is demonstrated the 
Council will require the provision of an appropriate element of affordable housing 
on sites of 25 dwellings or more, (or 1 hectare or more irrespective of the number of 
dwellings) in settlements with a population of 3000 or more.  Elsewhere in 
settlements with a population of fewer than 3000 the threshold is sites of 15 
dwellings or more or 0.6 hectares or more (irrespective of the number of dwellings). 

       The appropriate element of affordable housing on each site will be negotiated in 
the light of the housing needs of the area and other material planning, market and 
site conditions.  Where there is a clearly identified local need for affordable housing 
the Council may be willing to allow development at a higher density thereby 
enabling the provision of such housing in the settlement. 

The affordability of such housing will be required to be guaranteed by secure 
arrangements which ensure that all successive as well as initial occupiers benefit 
from its affordable status. 

 
4.5 The Council’s approach to the provision of Affordable Housing is that the developer 

will need to come to an arrangement (within a certain period) with a Registered Social 
Landlord to provide 10% of the number of houses as Affordable Housing on site (or on 
a nearby site which complies with development plan policy) without that RSL having to 
resort to grant from the Housing Association. The number of units is to be calculated as 
a proportion of the gross developable area at 10 houses per acre. In the absence of an 
arrangement being reached with an RSL, or in those instances where the Council accept 
that provision could be made off-site, then the Council will require the payment of a 
commuted sum of £20,000 per affordable housing unit (or part thereof). 

 
 
4.6 Youth and adult recreational open space and children’s outdoor playspace will also be 

required within the site in accordance with policy H16 of the Holderness District Wide 
Local Plan. The level of provision (assuming a scheme of 200 dwellings) will be 
approximately 0.78 ha of adult/youth space and 0.39 ha of children’s outdoor playing 
space. 
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 Design Considerations   
 
4.7 Traffic circulation will be an important consideration. There will be no vehicular link 

created between the HRN2 residential allocation and the HRN6 employment allocation at 
Atwick Road. It is suggested that traffic would most appropriately be dispersed within the 
existing Ashcourt Drive estate if each spur were to be linked, to form a loop between the 
two spurs. The existing road network is suitable for the extra traffic likely to be generated, 
although it may be necessary to provide ‘give way’ markings at some junctions. 
Development proposals should allow for access by public transport. Additionally, 
provision should be made within the site for a comprehensive pedestrian and cycle 
network (See paragraph 6.2 below) to enable access to adjacent land uses. In particular 
these should provide access to Cliff Road and the Atwick Road employment allocation 
from all parts of the development, perhaps using the existing bridleway that will need to be 
improved.  

 
4.8 It is important, for safety and security reasons, that the existing bridleway does not become 

a ‘tunnel’ between the back gardens of properties. For this reason consideration should be 
given to the positioning of those new properties close to the bridleway on the site’s 
southern boundary such that either their gable ends or open front aspects face on to it. 
Single story properties should be considered on the southern boundary of the site 
adjacent to the bridleway to reflect local character. The opportunity should be taken to 
create a pleasant, useful cycleway/footpath that is landscaped and fulfils a useful function 
by linking the adjacent land uses in an attractive, safe and sustainable manner.  

 
4.9 Care needs to be taken with materials, massing, colours, highlighting and textures of new 

properties to ensure that dwellings fit into, rather than dominate, their surroundings. 
  
4.10 In relation to the affordable housing element of the proposal it is preferred that this 

should be located at the eastern end of the site within comfortable walking distance of the 
bus station and other facilities on Cliff Road. 

 
4.11 The location of Outdoor Playing Space will be important in creating much of the site’s 

character.  The design and location of any outdoor playing space should be such so as to 
minimise any potential disruption to adjacent properties. It is suggested that this should 
include a large area on the northern side of the scheme to reduce the impact of buildings 
from the north.   Additional areas should be linked with the bridleway and other landscape 
features to help break the massing of residential properties. 

   
4.12 Special attention will need to be given to the western boundary of the residential allocation 

so that it can be adequately screened from the adjacent industrial site. A 20 metre wide area 
of dense planting of mainly native species is suggested to act both as a substantial screen 
and also to provide on maturity a wildlife corridor and habitat for wildlife, linking with the 
bridleway. A substantial hedgerow crosses the site towards the eastern boundary and this 
should also be safeguarded and designed into the scheme as a wildlife corridor as well as 
providing a landscaping element. (see Fig 4). As part of any development proposal the 
eastern boundary of the site also requires environmental improvement by the 
establishment of a boundary fence plus hedge to screen existing industrial premises. 
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5   Existing Industrial Area adjacent to Cliff Road 
 
5.1 There is an existing industrial area off Cliff Road to the east of the HRN2 allocation. Local 

Plan policy HRN 4 of the Holderness District Wide Local Plan and the Proposals Map 
have rationalised the boundaries of this site and defined the types of industry acceptable. 
New uses on this site should be B1 or B8. The policy states: - 

 HRN4  

 The Council allocates 2.43 Ha. (6 acres) of land west of Cliff Road for industry 
falling within Classes B1 and B8 of the Town and Country Planning (Use Classes) 
(Amendment) Order 1995.  B2 uses will be permitted if they are compatible with 
their location and subject to planning conditions to ensure that there are no 
significant adverse effects on the amenity of nearby residents or adjacent land 
users. 

        Design Considerations 
 
5.2 There are a number of existing premises on this site. To the rear is scrubland that is 

becoming an untidy area and where illegal dumping is beginning to occur. This area could 
be better utilised either by the expansion of existing firms or the introduction of new 
firms. The area concerned is small but would benefit from being clearly defined from 
adjacent land uses to the west by the use of landscape screening. The introduction of an 
access road to create additional small-scale units would be a beneficial if this could be 
achieved through co-operation of existing landowners. There will be no vehicular link with 
the residential allocation (HRN2) to the west; though the existing bridleway on its 
southern side (mentioned earlier) must be maintained. 

 
6 General Design Considerations 
 
      Bridleway  
 
6.1 The existing bridleway on the southern boundary of the site between Atwick Road and 

Cliff Road will be retained on its present alignment, together with any trees or hedges 
which separate the route from the adjoining housing to the south. The bridleway is to 
form an important component of the overall development so personal safety and security 
measures should be considered. Where possible, access to the bridleway should be 
provided through integration into the footpath and outdoor playing space network of the 
future housing development. On the section alongside the existing bus depot linking to 
Cliff Road it is suggested that a hard surfaced strip is provided by developers of the 
residential area to provide both cyclist and pedestrian, (but not vehicular access) to Cliff 
Road. Measures will need to be incorporated into the scheme to ensure that vehicular 
access cannot be achieved along the bridleway to either the Ashcourt Drive estate or Cliff 
Road. 

 
        Pedestrian / Cycle network 
 
6.2 The residential allocation should incorporate a comprehensive pedestrian / cycle network 

that enables safe access to all points of the site. This should include provision for a future 
‘Safer Route to School’ link to the areas reserved for educational purposes under policy 
HRN8, and to Cliff Road and to Atwick Road. This network must be designed with 
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personal safety and security in mind and as such is likely to required suitable lighting, 
alignment and surfacing. 

 
 Archaeology/Natural Features 
 
6.3 There are no known archaeological deposits or features of special nature interest affecting 

any of the sites. Development of the sites would not appear to adversely affect any 
known below ground archaeological deposits, additionally, there are no known 
archaeological sites within the allocated land, although aerial photography shows some 
evidence of the remains of a medieval farming system. 

 
  House Services 
 
6.4 No service boxes are to be provided on primary elevations where they are potentially 

unsightly from public viewpoints. 
 
       Street Lighting 
 
6.5 Street lighting needs to be considered as an integral part of design and should light 

footpaths and cycleways to the Highway Authority’s standards to provide safety and 
security. Attractive lighting units will be required and the effects of night sky light pollution 
should be minimised. 

 
Services 

 
6.6 Prospective developers are advised in all cases to contact Service Suppliers directly to 

ascertain provision and requirements (See Appendix 2).  Details provided below are for 
guidance purposes only. 

 
Electricity 

6.7 An overhead power cable crosses the site from Northgate to Water Works House. 
 
        Gas  
6.8 Development of the site does not necessitate the diversion of gas mains. However the 

actual position of mains and services must be verified on site by hand excavated trial holes, 
before any mechanical plant is used. Before any work is commenced the Plant Protection 
Section of Transco Yorkshire District should be contacted. Any enclosures or structures 
housing plant should be carefully located in the site and landscaped to minimise their 
impact. 

 
 Water Supply 
6.9 Any supply issues can be resolved under the provisions of the Water Industries Act 1991.  

There are no planning issues.  However, the site is at an elevation higher than that which 
can be supplied with adequate pressure from the existing system.  The applicant should 
contact Yorkshire Water Service for further details.  A possible solution to supply this site 
would be to install a local service reservoir and booster pump.  This would be subject to 
detailed investigation of the mains hydraulics and assessment of the effect on adjacent 
properties. 
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Waste Water 
 
6.10 Public foul and surface water sewers exist within the locality, however, the surface water 

system does not have capacity to receive the uncontrolled discharge of surface water from 
this development.  On-site retention of surface water flows will be required and must be 
discussed in advance with Yorkshire Water 

 
6.11 The public foul sewerage system can accept anticipated domestic foul flows; however, 

trade effluent may only be discharged to sewer with the prior consent of Yorkshire Water 
(a trade effluent is any liquid, other than domestic sewage, which is wholly or partly 
produced in the course of any business).  If development proceeds, the developer should 
contact the Trade Effluent Manager (East Yorkshire) at the following address: Yorkshire 
Water Services Ltd, Kingston Depot, Clough Road, Hull, HU6 7PU as soon as possible 
regarding the acceptability of any proposals which may involve a trade effluent (including 
vehicle washwater) or contaminated surface water discharge. 

 
6.12 It is preferable if feasible in Highway terms that during the construction period for 

construction traffic to access the development site via a temporary road from Atwick Road 
rather than via the Ashcourt Drive estate. 
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APPENDIX 2 

Contacts  
 

Electricity: 
Yorkshire Electricity Group PLC 
200 Clough Road 
HULL 
HU5 1SN 
 
 
Contact: Glenn Richardson 01482 495321 
 

General Planning Policy Advice: 
Forward Planning Manager 
Economic Development, Tourism & 
Forward Planning 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: Graeme Steven 01482 884292 

Gas: 
Transco BG 
24 Heworth Green 
York 
YO31 7UG 
 
Contact: Simon Chaffer 01904 754024 
 

Re Planning Applications: 
Development Services Manager 
Bridlington Division, LAPP Dept 
East Riding of Yorkshire Council 
Town Hall 
Bridlington,  YO16 4LP 
Contact: Steve Cook 01262 422525 

Water: Planning and Development 
Yorkshire Water Services Limited 
P O Box 201 
Broadacre House 
Vicar Lane 
BRADFORD 
 
Contact: Mike Wimpenny 01274 372239 
 

Highway Standards, Planning & 
Building Control 
Strategic Development Control Manager 
LAPP Department 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: John Weadon 01482 884180 

Sewers/Drainage: 
Yorkshire Water Services Limited 
New Development Section 
Clough Road 
Hull 
HU6 7PU 
 
Contact: Shaun Harrison 01482 478315 
 

Trade Effluent: 
Trade Effluent Manager (East Yorks.) 
Yorkshire Water Services Limited 
Kingston Depot 
Clough Road 
Hull 
HU6 7PU 
 

Environment Agency 
1 Viking Close 
Great Gutter Lane East 
Willerby 
HU10 6DE 
Contact: Tony Atkin 01482 651446 
 

Landscape Advice: 
Conservation Manager 
LAPP Department 
East Riding of Yorkshire Council 
County Hall 
Beverley 
HU17 9BA 
Contact: Steve Devey 01482 884128 
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