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Design development artist impressions showing proposed 21st

century vernacular design in the context of example dwellings from 
the village.
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USE: Mixed tenure residential development for local needs housing. Meets 
emerging Neighbourhood Development Plan for 2018-2035 prepared by the 
Ingleby Arncliffe Neighbourhood Development Plan Steering Group on behalf 
of Ingleby Arncliffe Parish Council.

AMOUNT: 18 no dwellings as identified within emerging Neighbourhood Plan 
as follows: 4 no. 1b2p houses; 6 no. 2b4p houses; 6 no. 2b3p bungalows; 2 no. 
3b5p houses. All dwellings meet or exceed the Nationally described Space 
Standards and Building Regulations AD:M4(1). Bungalow dwellings mobility-
friendly. Energy-efficient  strategy of high-retention storage heater and photo-
voltaic panels. 

LAYOUT: Linear arrangement following village development pattern of lanes 
perpendicular to High Street. 4 no quarter houses to frontage creating massing 
complementing neighbouring dwellings fronting High Street. Includes terracing 
evocative of agricultural workers cottage. Bungalows arranged as court to 
encourage community formation.

SCALE: Two-storey and one-storey dwellings offering appropriate domestic 
scale and ‘fit’ within village.

LANDSCAPING: Rural setting including existing tree group retained to southern 
part of site except one tree which requires removal to achieve highway access. 
Replacement planting includes 12 no additional trees. Existing boundary 
hedging retained and supplemented. Required pumping station and SUDs 
basin seeded with wildflower mix. Easily-maintained design to contribute to 
biodiversity and offer seasonal interest throughout year.

APPEARANCE: Appropriately 21st century character architecture of varied 
brick, render and pitched roofs designed to complement and blend with 
existing village environment. Aims to add a contemporary character area to 
the continuity of village development.
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This Design & Access Statement sets out the design thinking behind 
proposals for 18 new homes for local needs housing on a 0.82-
hectare site selected within the emerging Neighbourhood Plan 
comprising the former primary school and former playing fields 
contiguous to the north. 

These proposals follow a thorough analysis of the site character, 
residential amenity and accessibility, topography, utility service 
provision, and ecological and arboricultural considerations. 

A land purchase agreement is in place between Beyond Housing 
and the two current owners of the proposed site: Diocese of York, 
who own the former school site, and North Yorkshire County 
Council, owners of the former playing field.

Beyond Housing is a Community Benefit Society registered under 
the Co-operative and Community Benefit Societies Act 2014 and 
regulated by both Homes England and the Financial Conduct 
Authority. Beyond Housing was formed in October 2018 following 
the merger of Coast & Country Housing and Yorkshire Coast 
Homes. With regional offices in Redcar and Scarborough, Beyond 
Housing is a registered housing provider responsible for the letting, 
management and maintenance of over 15,000 homes across the 
north-east and North Yorkshire.

The proposals will be Homes England-funded.
Artist impression from High Street (above) showing massing of quarter houses glimpsed 
through existing retained tree group.



2.0  PROCESS

1890

1910

• Site Area: 0.82 hectares 
(left, above and below)

• Comprised of former 
primary school (within 
settlement boundary) and 
associated playing fields 
external to settlement 
boundary).

• Former school site currently 
owned by Diocese of York; 
land to the north owned by 
North Yorkshire County 
Council

• Quality rural setting.

Historical mapping (right) 
indicates previous site use of 
agricultural cottages fronting 
High Street with fields to the 
north until the construction of 
the school building in 1973.

Ingleby Arncliffe was an 
agricultural village up until the 
1950s and 1960s, when 
residential development took 
place to provide home for 
commuters to developing 
Teesside industry. Some 
existing houses were also 
enlarged as family dwellings, 
leaving the village currently 
with an under-supply of 
inexpensive homes. The school 
was closed in 2017 due to 
reduced pupil numbers.

1970

1960
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Site location (above) and aerial view (below).

Site within village development pattern(above and below). 



2.0  PROCESS

Environment Agency mapping indicates the site is not in danger of 
flooding from rivers or the sea (above), nor surface water (below).

Utilities mapping shows easily obtained servicing into the site with no underground constraints. The village 
is not served with gas. Sewer connection is available along High Street. Please see the accompanying 
Portland Consulting Engineers Drainage Statement for the proposed foul drainage and SUDs strategy, which 
comprises basin storage with outfall to a stream to the north, and a pumping station for foul drainage. 
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The site comprises the former school building (below), former school outbuildings (above right) and former 
playing fields (above left). The tree group in front of the school building is considered an important street 
scape feature and is to be retained except of one tree which requires removal to create access.

The high-quality village character incudes historic elements (above). 
The development will aim to add a new character area to continue 
this narrative into the 21st century.
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The site is 
generally 
flat with a 
gentle 
slope to 
the north.



These proposals follow multiple layouts generated to  
explore various land assemblies and arrangements 
within the brief set out by the village Steering Group.
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DESIGN DEVELOPMENT
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USE: Mixed tenure residential development for local needs housing. Meets emerging Neighbourhood 
Development Plan for 2018-2035 prepared by the Ingleby Arncliffe Neighbourhood Development Plan Steering 
Group on behalf of Ingleby Arncliffe Parish Council.

Extracts from Steering Group documentation (above and below). These proposals are based on  
site selection and identification of housing needs resulting from extensive community-based 
study and consultation.
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AMOUNT: 18 no dwellings as identified within emerging Neighbourhood Plan as follows: 4 no. 
1b2p houses; 6 no. 2b4p houses; 6 no. 2b3p bungalows; 2 no. 3b5p houses. All dwellings meet or 
exceed the Nationally described Space Standards and Building Regulations AD:M4(1). Bungalow 
dwellings mobility-friendly. Energy-efficient  strategy of high-retention storage heater and photo-
voltaic panels. 

The proposals exactly meet the brief prepared by the Ingleby Arncliffe Neighbourhood 
Development Plan Steering Group on behalf of Ingleby Arncliffe Parish Council.
(Extract below from the emerging Neighbourhood Development Plan for 2018-2035). 



Bungalow layouts are arranged for mobility with minimum 
manoeuvring requirement and extra-width doorsets.

4.0  AMOUNT
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Energy Strategy:
Heating – High retention storage heaters that are approved and listed on the BRE’s 
Product Characteristics Database (PCDB), heaters to be Lot 20 compliant and sized to 
meet heating requirements, supplied on suitable economy tariff.
Controls – Heating controls to be suitable and approved for use with High retention 
storage heaters, to include time and temperature control. Controls to have the ability to 
be upgrade to include central control, remote access, App control etc
Domestic Hot Water – G3 compliant cylinder sized to provide adequate hot water to the 
dwelling, cylinder to include twin immersion heater on suitable economy tariff and 
direct boost, cylinder should also capable of receiving excess generation from PV system 
by way of PV diverter
PV – PV system sized to achieve compliance with Part L in terms of DER=<TER, excess 
generation to be diverted to heat the DHW cylinder by way of PV diverter
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LAYOUT: Linear arrangement following village development pattern of 
lanes perpendicular to High Street. 4 no quarter houses to frontage 
creating massing complementing neighbouring dwellings fronting High 
Street. Includes terracing evocative of agricultural workers cottage. 
Bungalows arranged as court to encourage community formation.

Artist impressions from High Street (above) showing quarter houses glimpsed 
through existing retained tree group.
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SCALE: Two-storey and 
one-storey dwellings 
offering appropriate 
domestic scale and ‘fit’ 
within village.

Design development 
artist impressions 
showing proposed 21st

century vernacular design 
in the context of example 
dwellings from the 
village.



6.0  SCALE

Existing and proposed site sections (below) showing the appropriate scale 
of the proposals.
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7.0  LANDSCAPING

This is a long and narrow site off the main village street in 
Ingleby Arncliffe running north to south, with the southern 
part being the former village primary school. The area nearest 
the road has the majority of the existing trees which form an 
important group that contribute to the village streetscape. 
These will, post development, continue to make a strong 
landscape feature at the entrance to the site.

To the north of the school building is the former playing field; 
this is a gently sloping grass area, bounded by a hedgerow on 
the south and a public right of way on the north. This field 
leads to the Ingleby Arncliffe recreation area which has some 
informally laid out items of play equipment.

The aim of the landscape design is to provide a rural setting for 
this development within the village context. The southern 
boundary hedge is retained and cut back where necessary to 
allow for the installation of fencing. The northern boundary is 
planted from the entrance to the front of Unit 18 with a native 
species hedge. 

Of the existing sixteen trees scheduled in the Tree Report, 
thirteen are to be retained, supplemented by an additional 
fourteen trees of which five are within private gardens and 
nine enhance the access road landscape. These include field 
maples, flowering cherries and crabs, and varieties of rowan 
and whitebeam.

Beyond the edge of the developed area lies the remainder of 
the field which accommodates the pumping station, a 
reinforced grass access road, and a dry Suds basin. All existing 
vegetation is retained, and the area is to be seeded with a 
wildflower and grass meadow mix. The banks of the basin will 
be seeded in an aquatic mix, and the slow flowing channel 
through the basin planted with common reeds.

The retention of the existing together with the proposed 
landscape elements contribute to the biodiversity of the site. 
The landscape has been designed to be easy to maintain 
requiring no specialist skills and will provide seasonal interest 
throughout the year.
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LANDSCAPING: Rural setting including existing tree group retained to southern part of site except one tree which 
requires removal to achieve highway access. Replacement planting includes 14 no additional trees. Existing boundary 
hedging retained and supplemented. Required pumping station and SUDs basin seeded with wildflower mix. Easily-
maintained design to contribute to biodiversity and offer seasonal interest throughout year.



7.0  LANDSCAPING

Proposed boundary treatments are of rural character.
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Design development 
Artist impressions 
showing proposed 
21st century 
vernacular design in 
the context of 
example dwellings 
from the villag. 
These illustrations  
indicate how the 
proposals will blend 
with and 
complement the 
existing village 
environs.

APPEARANCE: 
Appropriately 21st 

century character 
architecture of varied 
brick, render and 
pitched roofs 
designed to 
complement and 
blend with existing 
village environment. 
Aims to add a 
contemporary 
character area to the 
continuity of village 
development.
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The proposals welcome all users with a barrier-free, inclusive strategy and detailed design 
aimed at safety and ease of use. The arrangement is immediately accessed off the existing 
highway network within Ingleby Arncliffe (High Street).

A range of hard landscape materials will help define public and private spaces. 

The importance of encouraging the use of sustainable transport modes to minimise 
congestion and reduce air pollution is recognised as set out below.

Vehicular Access

Existing access off High Street opposite junction to The Parklands, including emergency 
access.

Footpaths / Cycling

The scheme utilises exiting pedestrian paths and cycling routes within Ingleby Arncliffe.

National Cycle Route 65 can be accessed 2.7m distant at Black Horse Lane, near Toft Hill. 

A public footpath runs immediate to the north-east boundary of the site. The Coast-to-
Coast Walk run through the village approximately 150m south. The Cleveland Way 
National Trail lies approximately 5 kms to the east.

Public Transport

Bus services run along Cross Lane (services 80 and 89). Bus stops are located within 500m 
of the site, near the Post Office / Blue Bell Inn

Parking 

Provision is intended to meet Hambleton District Council standards:

• 1 no space per 1-bed dwelling;
• 2 no spaces per 2-bed and 3-bed dwellings;

5 no visitor spaces are included within the site, with further visitor parking available within 
the former school drop-off area immediate to the site frontage.



10.0  WASTE MANAGEMENT STATEMENT

Policy Issues

• Local Authorities are instructed to recycle at least 50% of household 
waste by 2020, therefore appropriate storage, equipment, and 
facilities need to be provided.  

• Residual waste and recyclable waste to allow for segregating paper, 
cans, clear glass and mixed glass. 

• The path between the refuse storage area and the vehicle collection 
point should not be more than 20 metres long. 

• The approach to the building should be level unless the gradient falls 
away; in which case, the slope should be no greater than 1:12.

• Vehicle access road should have foundations and a hardwearing 
surface capable of withstanding an axle loading of not less than 11 
tonnes.

• The vehicle should not have to reverse for more than 12 metres. 

• These proposals comply with the above requirements as shown on 
Drawing No. 18001/P01 Site Plan included within this Planning 
Application.

Waste Strategy

• The overall litre capacity meets waste storage policy per dwelling 
based on Hambleton District Council Waste Strategy 2016-2025 as 
follows:

– 1 x no. 240 litre black wheeled bin for general waste 

– 1 x no. 240 litre black wheeled bin with blue lid for mixed 
household recycling

– 1 x 55 litre recycling box.

• Each resident to place their waste on collection day at the kerb side 
for collection by the Local Authority.

• Each dwelling has an paved external storage location approximately 
2250 x 1350mm, please refer to Drawing No. 18001/P01 Site Plan. 
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10.0  STATEMENT OF COMMUNITY CONSULTATION

Event Details
The following community event has been held: 

Public Consultation: from 4pm to 7pm, Thu-21-Nov-19 at 
the Village Hall, Ingleby Arncliffe, Ingleby Cross

Summary

Before submitting the proposals as a formal application, a 
pre-application consultation event was held to ascertain 
the local community views and aspirations. The Parish 
Council arranged the use of the Village Hall and Councillors 
were notified regarding the proposed development of the 
site. The local community received a letter drop. 

The exhibition contained general information regarding the 
proposals, as shown on the consultation boards. (right and 
overleaf).

A comments sheet was provided for any feedback 
(example overleaf) and a collection box provided for the 
response forms.

Conclusions

While the event was well-attended, from the comments 
expressed through the consultation process, we consider 
the local community response to be positive and that the 
proposed development will be welcomed as a solution to 
addressing local housing needs.



21
21

2121

Proposed Residential Development
Land at the former Ingleby Arncliffe Church of England Primary School
Design & Access Statement

May-20

11.0  STATEMENT OF COMMUNITY CONSULTATION

The information boards 
displayed at the consultation 
event (right).

).
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11.0  STATEMENT OF COMMUNITY CONSULTATION

The Steering Group compiled 
feedback from the community 
event. The design was refined 
to address issues raised, for 
example to the north-east 
boundary.

).


