
Bradford City Centre 

Local Development Order Justification Statement 

 

1.0 What is a Local Development Order (LDO)? 

 

1.1 A LDO grants planning permission for a specified type and scale 

of development, subject to conditions.  Essentially a LDO sets 

out the type of development that will no longer need to be 

subject to a planning application.  LDOs can therefore be seen 

as an extension of permitted development, but decided upon 

locally in response to local circumstances. 

 

1.2 LDOs are supported by the Government as a tool to promote 

growth by giving greater freedom from planning control at a local 

level. 

 

2.0 The Aims of the LDO 

 

2.1 The Council is proposing to create a LDO to reduce the high 

vacancy rates and attract new business to the city centre.  The 

LDO aims to improve occupancy levels by easing planning 

restrictions for new and existing businesses.  It will support the 

vitality and viability of the city centre by allowing flexible uses of 

existing and vacant premises in parts of the city centre. 

 

2.2 The LDO will complement the City Centre Growth Scheme’s 

Priority Streets initiative, helping deliver the scheme’s aim of 

supporting new and existing businesses to create quality jobs 

within the city centre. 

 

  



3.0 Description of Development Permitted 

 

3.1 The Local Development Order would extend permitted 

development rights for changes of use of premises to the 

following uses: 

• A1: Shops (includes shops, retail warehouses, 

hairdressers, undertakers, travel and ticket agencies, 

post offices, dry cleaners, pet shops, sandwich bars, 

showrooms, domestic hire shops, funeral directors) 

• A2: Financial and professional services (includes banks, 

building societies, estate and employment agencies but 

will specifically exclude betting shops, pawnbrokers and 

payday loan shops or similar other uses falling within the 

A2 use class) 

• A3: Restaurants and cafes (includes snack bars) 

• A4: Drinking establishments (includes public houses, 

wine bars – but not night clubs) 

• AA Drinking Establishment with Expanded Food 

Provision. 

 

3.2 This would apply to the premises within the area indicated in 

Figure 1. 

 

3.3 Any owner or occupier that wanted to change the use of one of 

the premises to anything coming under the above list would be 

able to do so without the need to apply for planning permission. 

 

3.4 Planning permission would still be required for external works 

such as shop fronts and roller shutters. 

 

3.5 Advertisement consent and listed building consent would still 

also be required wherever necessary.   

  



3.6 This would be on condition that the premises retained a window 

display at all times in the window(s) fronting the street at ground 

floor level, in order to protect the vitality and viability of the town 

centre. 

 

4.0 Justification for the creation of a LDO 

 

4.1 Bradford city centre is the key economic driver and number one 

priority regeneration area in the district.  However, the city 

centre has a relatively high rate of vacant premises compared to 

the national average.  While vacancy rates are not as high as in 

2003-2005, vacancy rates have risen since the onset of 

recession in 2008/9.  Vacancy counts in the City Centre are 

undertaken on a quarterly basis.  In April the count showed 

178 vacant units out of a stock of 949, a vacancy rate of 19.6%. 

 

4.2 In 2012 Bradford launched the City Centre Growth Scheme, 

which provides business rate rebates to support businesses to 

move into or expand within the Growth Scheme area.  Under the 

umbrella of the Growth Scheme, the Priority Streets scheme 

was launched in late 2013.  The scheme provides targeted 

assistance focussed on key streets within the city centre where 

vacancy rates are high and incentives are required to encourage 

new commercial activity.  Along with business rate rebates, 

businesses moving into empty premises in these streets can 

also take advantage of capital grants.  This financial support is 

available for property refurbishment works, access 

improvements, shop fronts etc as well as for the purchase of 

essential machinery and equipment.  Priority Streets supports a 

range of development and commercial opportunities, suitable for 

a range of city centre uses.  The council are committed to 

ensuring these opportunities are maximised through a flexible 

and responsive approach to planning in the city centre. 

  



4.3 The LDO will be part of a range of incentives in the Priority 

Streets area, which will help support growth and regeneration in 

the city centre.  By allowing a wider range of uses in the city 

centre without the need to apply for planning permission, a LDO 

can offer benefits for business including greater certainty, time 

and costs savings. 

 

5.0 Justification for the location of the LDO 

 

5.1 For many years the proportion of empty shop units in Bradford 

City Centre, and in particular the northern part now known as 

the top of town, has been consistently low.  There has been a 

particularly striking increase in vacancy rates in this part of the 

City Centre since the opening of The Broadway Shopping 

Centre.  Other contributing factors include the sluggish 

economic state of high street businesses generally and the 

changing shopping habits of consumers who now direct more 

business to the Internet. 

 

5.2 The ultimate objective for the LDO is to assist in reducing the 

proportion of empty shop frontages in this zone.  Bradford 

Council will work with other stakeholders to help with other 

initiatives designed to help achieve this objective – including: 

• Tidying-up the Town 

• Pop-up Shops 

• Improving the public realm 

• Promoting tourism in the town 

 

5.3 It is anticipated that the proposed LDO will be as successful as 

the existing two for the City Centre. The existing retail LDO, 

which was adopted in 2014, promotes shopping uses to the five 

blocks around The Broadway; this has seen eleven 

developments take place since 2014. Similarly, 50 residential 

units have been implemented to the upper floors of shops in 



response to the 2014 LDO adopted for the shopping area 

centred on Kirkgate and Darley Street.  

 

6.0 Policies that the LDO supports 

 

6.1 National Planning Policy Framework (NPPF) - Paragraph 199 of 

the NPPF states that Local planning authorities should consider 

using LDOs to relax planning controls for particular areas or 

categories of development, where the impacts would be 

acceptable, and where this would promote economic, social or 

environmental gains for the area, such as boosting enterprise.  

In accordance with the NPPF the objectives of the LDO will 

support sustainable economic growth and the vitality of the city 

centre.   

 

6.2 Core Strategy Further Engagement Policy ID6 Simplification of 

planning guidance to encourage sustainable development.   

 

6.3 The LDO will support the implementation of Policy ID6.  Policy 

ID6 states that the Council will consider the use of LDOs to 

facilitate efficient and effective delivery of sustainable 

development.   

 

6.4 The Bradford City Centre Area Action Plan (AAP) will guide the 

transformation of the city centre regeneration area up to 2028.  

The Bradford City Centre AAP Further Issues and Options 

Report states that planning tools, such as LDOs, can stimulate 

regeneration.  A LDO for specific parts of the City Centre, 

allowing change of use of existing buildings without the need for 

planning permission, is identified as a proposed option in the 

Further Issues and Options Report.   

 

  



6.5 Parts of the LDO are located within the Primary Shopping Area 

of Bradford city centre.  Policy EC5 of the adopted Core 

Strategy seeks to sustain and enhance the vitality and viability of 

centres across the district. It recognises that the city centre 

should be the focus for a wide diversity of economic activity 

including offices, retail and residential. The policy also 

recognises that this activity can be supported through the 

support from Local Development Orders.   

 

6.6 While the Council will to an extent lose control over the mix of 

retail to non-retail units in this area it is considered that the LDO 

is in compliance with policy EC5.  The LDO will aim to support 

the vitality and viability of the city centre by allowing flexible uses 

of existing and vacant premises, allowing for the more flexible 

marketing of the units which could increase their attractiveness 

to potential tenants.  The LDO will be limited to a small number 

of frontages that are experiencing high levels of vacancies, 

which are causing a loss of footfall and a deterioration of the 

quality of the environment in parts of the city centre.   

 

6.7 The Council believe that allowing a flexible range of appropriate 

uses will encourage new businesses to the city centre, reduce 

vacant units and increase footfall.  This will support the 

character of the shopping streets and their attractiveness for the 

shopping public.  Therefore, the LDO will support a key objective 

of the RUDP of increasing the vitality and viability of Bradford 

City Centre.   

 

  



7.0 Lifetime of the LDO 

 

7.1 It is intended that the LDO is active for a period of three years 

following the date of its adoption.  This is to help businesses and 

operators during the current uncertain economic context.  

Following the end of this three-year period, the LDO would 

cease to apply.  The Council would then have the following 

options: 

• Renew the LDO under the same terms/conditions as 

previously; 

• Renew the LDO but modify its terms and conditions; or 

• Delete the LDO and return the area to the Primary 

Shopping Frontage Zone or other policy designation. 

 

7.2 Development which has started under the provision of the LDO 

will be allowed to be completed in the event that the LDO is 

revoked or revised. 

 

7.3 Development which has started under the provision of the LDO 

can be completed following the expiry of the LDO after the end 

of the three-year period.  The uses that have taken place will 

therefore be allowed to continue to trade/operate but no new 

changes of use will be allowed under the terms of the LDO 

following its expiry without planning permission. 

 

8.0 Monitoring the LDO 

 

8.1 It is intended that the LDO will be subject to continuous 

monitoring to assess its effectiveness.  This will be carried out 

via quarterly vacancy surveys to assess how far it is helping to 

fill empty shop units in the area.   

  



8.2 It will also be the subject of a section in the Annual Monitoring 

Report, which will discuss further the impact of the LDO on the 

area and the quality of the public realm. 

 

9.0 Legal advice 

 

9.1 There are many LDOs in force across the country and an 

analysis of these has assisted in the preparation of this 

document.  Legal advice has been sought relating to publicity 

requirements, the route for adoption and the imposition of 

conditions on LDOs. 

 

9.2 The Council has also received legal advice on the issue of 

whether the LDO can apply to listed buildings, of which there are 

eight (all Grade II listed) within the proposed LDO area.  This 

issue is addressed below in the Heritage section. 

 

10.0 Heritage issues 

 

10.1 The regulations on Local Development Orders state that they 

must not be made so as to grant planning permission for 

development affecting a listed building. 

 

10.2 An analysis of adopted LDOs around the country reveals many 

which include provision for change of use in Listed Buildings.   

 

10.3 Given the minimal risks involved in applying the LDO for change 

of use only it is considered to be acceptable to include the listed 

buildings within the LDO. 

 

  



10.4 It is noted that alterations to shop fronts and the majority of 

internal alterations affecting the structure of the building would 

require listed building consent in all cases and so the council 

would retain full control over potentially harmful changes to 

these listed buildings. 

 

10.5 It is also noted that the LDO would not remove the need for 

advertisement consent where applicable. 

 

10.6 The LDO would only apply to changes of use of ground floor 

frontages and not to physical or structural development or 

alterations.  Development permitted under the LDO would 

therefore not constitute development affecting a listed building. 

 

10.7 It is accepted that the LDO would remove controls on use 

classes – Policy CT5 restricts the number of non-A1 retail uses 

in the primary shopping area so that the cumulative impact of 

such development does not impact on the vitality and viability of 

the street scene.  The effect of the LDO could therefore further 

extend this flexibility, both to the overall amount of the frontages 

changing to non-shop uses, and the range of uses which could 

potentially replace the A1 shop uses. 

 

10.8 In this respect the LDO is a radical change to current policy.  

However it is considered that the range of uses envisaged in the 

draft LDO is appropriate for the location, as explained above.  

The number of vacant units or under-used units in this area is 

considered to represent the primary threat to the attractiveness 

of this area to both businesses and the shopping public. 

 

  



10.9 The area covered by the LDO is important in terms of its location 

which lies between the recently complete City Park and the site 

of the proposed Westfield Shopping Centre.  It is also one of the 

main routes through the City Centre and this issue seriously 

undermines the character and quality of the environment of this 

area and the city centre as a whole, over and above any harmful 

impact which the emergence of other non-A1 uses may have.  

Attracting and maintaining such businesses which attract footfall 

to the area is considered to be preferable to allowing the further 

proliferation of empty units. 

 

10.10 Therefore the Council’s priority is to make it as easy as possible 

for new operators to start trading in the area, and in this way to 

help regenerate the block.  This applies to the listed buildings as 

much as any of the other units in the area, and it is therefore 

considered that there is no requirement to, or benefit to be 

gained, by excluding these buildings from the scope of the LDO.   

 

10.11 The Council will seek further views on this issue during the 

consultation on the draft order, including from Historic England. 

 

11.0 Residential Amenity Issues 

 

11.1 Within the area covered by the draft LDO, there are residential 

flats in the upper floors Residential amenity is therefore a 

consideration for the framing of the LDO. 

 

11.2 Some aspects of residential amenity can be controlled via non-

planning regulations.  For example, noise and odour resulting 

from particular uses can be controlled via the statutory nuisance 

regime.  Licensing regulations, meanwhile, can deal with hours 

of use.   

  



11.3 Operations or alterations to premises which may have an impact 

on residential amenity, such as extractor fans or other such 

equipment will continue to require planning permission. 

 

11.4 It is considered that this package of safeguards will ensure 

protection of residential amenity under the LDO. 

 

12.0 Delivery Timetable 

 

12.1 Following the 6 weeks of publicity set out above, the responses 

will be analysed and it will then be determined whether the 

Orders should be adopted with any changes to their terms. If, as 

a result of feedback from consultees, changes are proposed to 

the terms of the Orders a further period of consultation will be 

undertaken. 

 

12.2   Part 6 of the DMPO 2010 includes a power of intervention for the 

Secretary of State. However this is superseded by Article 2 of 

the Growth & Infrastructure Act (Local Development 

Orders)(Consequential Provisions)(England) Order 2013.  

 

12.3   This only requires Local Authorities, as soon as reasonably 

practicable, and no later than 28 days after the adoption of an 

LDO to send to the Secretary of State a copy of the LDO, the 

statement of reasons and any environmental statement relating 

to the LDO.  

 

12.4   This is to notify the Secretary of State of the Council’s decision 

and not to determine if he wishes to call the LDO in for 

determination. The Council’s Regulatory & Appeals Committee 

therefore has the authority to adopt such documents after 

consultation. 

 

 



13.0 Consultations 

 

13.1 A statutory six week consultation period is required to be built in 

to the timetable.  It is possible that there could be significant 

slippage following the consultation period depending on the level 

of feedback. 

 



 

 


