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Item: A
Ward: WIBSEY
Recommendation:
TO GRANT PLANNING PERMISSION

Application Number:
19/02336/HOU

Type of Application/Proposal and Address:
This is a householder planning application for the construction of a single storey rear 
extension at 26 Briggs Avenue, Bradford.

Applicant:
Mr Talib Mustafa

Agent:
The Design Works

Site Description:
The application property is end of a short terrace grouping at the junction of Briggs Avenue 
and Briggs Grove.  The application house is two storey in scale and has been extended to 
the rear, subject of an approval under application referenced 14/01872/HOU.  The ground 
floor is comprised of stone and the upper floor has a pebble-dash render finish.  

Relevant Site History:
14/01872/HOU Construction of two storey side and rear extension GRANT 27.06.2014

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;

ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;

iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.
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Local Plan for Bradford:
The Core Strategy Development Plan Document (DPD) for Bradford was adopted on 18 July 
2017 though some of the policies contained within the preceding Replacement Unitary 
Development Plan (RUDP), saved for the purposes of formulating the Local Plan for 
Bradford, remain applicable until adoption of Allocations and Area Action Plan development 
plan documents.  The site is unallocated within the RUDP.  Accordingly, the following 
adopted Core Strategy policies are applicable to this proposal.

Core Strategy Policies
DS1 – Achieving good design
DS3 – Urban character
DS5 - Safe and Inclusive Places
TR2 – Parking Policy

Householder Supplementary Planning Document (SPD)

Parish Council:
Not applicable.

Publicity and Number of Representations:
Application publicised by way of neighbour notification letters.  The overall expiry for the 
publicity was 24 June 2019.  Letters from 8 different properties have been received 
expressing objections.

Summary of Representations Received:
• Previous extension took away sunlight.  Proposed extension would reduce this further.  
• Views blocked.
• Overlooking and loss of privacy would occur including from the proposed side window.  
• Proposal will increase already high noise level of noise from pedestrian and vehicular 

traffic.
• No reason for further extension.
• The approval in 2014 took several years to build and resulted in rubbish on street.  

Construction vehicles blocked parking for other residents.
• The extensions approved 2014 are unsightly and not built to a high standard.
• Size of house out of place in the street.
• Despite homeowner having a drive they choose to park on the road.
• Off-street parking will be reduced due to construction vehicles.  Will cause distress to 

neighbourhood again and disagreements.
• Intention for further build should have been mentioned in the 2014 application.
• No notification letters were sent out.  Informed of application via other residents.

Summary of Main Issues:
1. Proposal.
2. Impact on the Local Environment.
3. Impact on Neighbours.
4. Impact upon Highway Safety.
5. Other Issues Raised in representations.
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Appraisal:
1. Proposal
The proposals relates to converting the existing ground floor rear kitchen area, which was 
part of the approved under 14/01872/HOU, to a bedroom and a wet room for a disabled 
person.  Due to the intended loss of this kitchen the application, under consideration, relates 
to a new kitchen extension and a rear stepped entrance.  A letter has been received from the 
Council’s Occupational Therapy Section stating that one recommendation of meeting the 
long term needs of a disabled resident at this address would be to accommodate a 
downstairs bedroom and bathroom.

2. Impact on the Local Environment
The length of the proposed extension measures approximately 5.2m and the depth measures 
3m.  The proposed kitchen extension would have an under-floor storage area however 
externally it would be seen as a single storey extension.  Whilst the proposed extension in 
isolation is modest it has to be viewed in context against the additions approved under 
14/01872/HOU.  The application benefits from space towards the side boundary and a 
reasonably sized rear yard.  Thus the proposed extension, even when seen against earlier 
additions, would not result in a development that would appear unduly out of keeping with the 
character, scale and design of the existing dwelling and the street scene particularly as 
facing stone and blue slates are proposed to match the host premises.  The proposal 
therefore complies with policies DS1 and DS3 of the Core Strategy DPD the Council’s 
approved Householder SPD.  

3. Impact on Neighbours
The proposed extension would be set away from the boundary with 28 Briggs Avenue by 3m.  
Even when taking into account the cumulative impacts of previous extensions to the building 
the proposed extension is set well off the shared boundary and so the proposal would not 
have any significant impact on the residential amenity of 28 Briggs Avenue.  

The remaining distance between the rear windows of the proposed kitchen and the rear 
curtilage is shown to be 8.9m.  Across this distance the proposed ground floor windows 
would not cause any significant overlooking issues onto the properties along Laithe Grove.  
Whilst a side window is proposed facing onto the side of 24 Briggs Avenue this would also 
have very little impact upon privacy taking into account the separation distance and the road 
which runs between the properties.  

In terms of residential amenity the proposal is considered acceptable and complies with 
policy DS5 of the Core Strategy DPD and the Council’s approved Householder SPD.  
 
4. Impact on Highway Safety
This property has a large rear yard area and even after construction of the proposed 
extension at least two car parking spaces will be retained within the site.  This is in line with 
parking standards set out in Appendix 4 of the Council’s Core Strategy DPD.  No harm to 
highway safety is therefore anticipated.  
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5. Other Issues Raised in representations 
Proposal will increase already high noise level of noise from pedestrian and vehicular traffic.
Response:  Residential activity is acceptable in a residential setting.

No reason for further extension.
Response:  Not a material planning consideration.

The approval in 2014 took several years to build and resulted in rubbish on street.  
Construction vehicles blocked parking for other residents.
Response:  Developers should exercise due care and attention not to create litter and 
observe the highway code.  This is however not a matter within the control of the planning 
authority.

The extensions approved in 2014 are unsightly and not built to a high standard.
Response:  The earlier extensions have been granted planning permission but in any case 
that proposal is not the one under consideration in this application.  

Despite homeowner having a drive they choose to park on the road.
Response:  The planning authority is not able to force people to use parking facilities 
provided within their sites.

Off-street parking will be reduced due to construction vehicles.  Will cause distress to 
neighbourhood again and disagreements.
Response:  The construction period is temporary in nature and any associated disturbance 
will also be temporary.  The effect of the completed development is assessed in the appraisal 
above.

Intention for further build should have been mentioned in the 2014 application.
Response:  This is not a material planning consideration.  It may have been that the 
extension proposed here was not intended in 2014.  

No notification letters were sent out.  Informed of application via other residents.
Response:  Adjoining neighbour to the application site was notified in accordance with 
Council’s procedures.

Community Safety Implications:
There are no apparent community safety implications.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance quality of opportunity between 
different groups and foster good relations between different groups.  The issue of meeting 
the needs of the applicant, suffering from disabilities, has been discussed and assessed in 
the body of this report.  The application making provision for a disabled person is noted.

Reason for Granting Planning Permission:
The proposal is not considered to be harmful to residential amenity, visual amenity or 
highway safety and is therefore considered to comply with policies DS1, DS3, DS5 and TR2 
of the Council’s Core Strategy DPD and the Council’s Householder SPD.
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Conditions of Approval:
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice.

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended).

2. The extensions hereby approved shall be constructed of facing and roofing materials 
to match the host building as specified on the submitted application.

Reason:  To ensure the use of appropriate materials in the interests of visual amenity 
and to accord with Policies DS1 and DS3 of the Council’s Core Strategy Development 
Plan Document.
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19/01176/FUL

4 Stone Street
Sandy Lane
Bradford  BD15 9JR
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Item: B
Ward: THORNTON AND ALLERTON
Recommendation:
TO GRANT PLANNING PERMISSION

Application Number:
19/01176/FUL

Type of Application/Proposal and Address:
This is a full planning application for the change of use from residential dwelling to mixed use 
of residential and child-minding at 4 Stone Street, Sandy Lane, Bradford.

Applicant:
Mr Michael Diamond

Agent:
Not applicable.

Site Description:
The site comprises the first and second floors of a building at the end of a short terrace on 
the cul de sac of Stone Street.  The ground floor is a hairdressing business.  Adjacent is a 
hot food takeaway and approximately one hundred metres to the north is Sandy Lane 
Primary School.  The junction of Sandy Lane and Stone Street is marked by single yellow 
lines, with no parking permitted between 08-30 and 09-15 and 14-45 and 15-30.  Opposite 
the junction, on the west side of Cottingley Road, number 41 is a grade II listed building.

Relevant Site History:
18/00695/FUL Change of use from residential dwelling to child-minding - Refused (Lack of 
parking) 12.04.2018.
04/00161/COU- Change of use from shop and flat to shop, salon and flat - Granted 
04.03.2004.

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;

ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;
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iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.

Local Plan for Bradford:
The Core Strategy for Bradford was adopted on 18 July 2017 though some of the policies 
contained within the preceding Replacement Unitary Development Plan (RUDP), saved for 
the purposes of formulating the Local Plan for Bradford, remain applicable until adoption of 
Allocations Development Plan Documents.  The site is unallocated on the RUDP.

Core Strategy Policies
DS1 - Achieving good design 
DS3 - Urban character
DS4 - Streets and movement 
DS5 - Safe and Inclusive Places
EN3 - Historic Environment
EN8 - Environmental Protection
SC9 - Making Great Places
TR2 - Parking Standards

Parish Council:
Sandy Lane Parish Council

Publicity and Number of Representations:
Advertised by site notice and neighbour notification letter.  Expiry date 10 April 2019.  
Twenty-two representations received.  Thirteen support the application and nine object to it.

Summary of Representations Received:
In Support:-
1. The building is a child-minders, not a nursery.
2. Short stop offs will not cause parking issues.
3. The location is ideal for young children to explore.
4. Individual experience that a child settled in very well to the child minders but concern 

raised about finding alternative provision.
5. No problem with parking as the premises opens before peak time and people park 

outside a local takeaway.
6. Involvement with the business has a spin off for other local businesses.
7. Excess parking is due to other businesses in the vicinity.
8. If residents do not want parking on the street, they should apply for a residents parking 

only scheme.
9. Written permission has been given to use the hotel car park for pickups and drop offs.
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In Objection:-
1. Owners have been operating without planning permission.
2. The increase in traffic has become unmanageable and Stone Street has become 

single lane and used for parking by parents and teachers from the primary school.
3. Outside activities for the children will mean crossing a main road.
4. Parking on the pavement.
5. Parking causes blockage of drive.
6. The plans do not seem to show any residential space, so how is this a mixed use?
7. There has been no change in circumstance, so the application should be rejected 

again.
8. Views for traffic on to Cottingley Road are compromised.
9. Inadequate escape route that does not satisfy the Fire Regulations.
10. There is an established pre-school on the next street.
11. Using the two dedicated parking spaces outside "Diamond Cuts" cause a reduction in 

visibility from Stone Street and parking on the pavement.
12. Recent fatality at the junction of Stone Street and Cottingley Road adds weight to the 

argument that increased traffic will lead to further accidents.

Consultations:
Parish Council - No specific objection.
Environmental Health - No comments to make 
Highways Development Control - No objections subject to a limit on the number of children.

Summary of Main Issues:
1. Background and principle of development
2. Highway safety
3. Visual amenity
4. Amenities of occupiers of adjacent land
5. Other Planning Matters
6. Outstanding Matters Raised by Representations

Appraisal:
1. Background and Principle of Development
This is a retrospective application for a change of use from a residential dwelling to a mixed 
use of residential and child minding, (as shown on the revised plan) which has been in 
operation since September 2018.  The proposal provides a child minding service and 
contributes towards employment in the area.  The site is unallocated on the RUDP and is 
located within a largely residential area therefore the proposal is acceptable in principle 
subject to its local impact.

2. Highway Safety
Previously, there was specific concern with the application in terms of its effects on highway 
safety.  The application form states that there are seven children in total who attend, though 
not all at the same time or on the same day.  In addition, there are two members of staff.  
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The concern was that there was no dedicated parking for the business and clients were 
therefore likely to park as near the premises as possible to minimise risk.  This was likely to 
lead to indiscriminate parking, which in turn would have an adverse effect on highway safety.  
There is a single yellow line along the frontage, which restricts parking, but even so, visiting 
cars were likely to park in Stone Street and possibly also on the pavement on Sandy Lane, to 
the detriment of highway safety and the accessibility/convenience of local residents.  This 
would be particularly acute since dropping off and collection of children is likely to take place 
during peak traffic times, when children will also be entering and leaving the local school.  
This was despite the fact that drop-offs and pick-ups would not take a lot of time and that the 
business opens at 07-30.  

The ground floor hairdressing business will also have a demand for parking that was 
considered would worsen the situation, though it is important to note that the child minding 
business does not cause all the highway safety concerns itself, rather it was considered to 
add to existing highway safety concerns.  

However, the business is small scale and in view of this, if the number of children on the 
premises at any one time can be limited to the stated number (7) by a planning condition, it is 
considered that this will remove concerns about highway safety, including the increased 
possibility of accidents.  A condition limiting the number of children in a similar development 
was imposed in an appeal, indicating that this type of condition is acceptable when measured 
against the tests for imposing planning condition.

As a gesture of goodwill the owners of the nearby Victoria Hotel, the takeaway and the 
hairdresser's (below the site) have allowed use of ‘their’ parking spaces for use by visitors to 
the child minders.  These are positive gestures, although informal and hence open to 
possible change; in town planning terms this parking provision can only be relied upon if 
secured through a S106 legal agreement.  Nevertheless, it is recognised that they informally 
contribute towards alleviating parking concerns, such as parking on the pavement and 
parking causing blockage of drives.  It is noted that parking outside the hairdressers will 
restrict visibility from Stone Street, but, in view of the potential number of additional vehicles 
using the spaces, the length of time they are likely to be there and the fact that the space is 
already used for parking, it is not considered that any additional use of the spaces will cause 
such a detriment to highway safety as to warrant a refusal of planning consent.  

3. Visual Amenity
No significant visual changes are proposed and the development is acceptable in terms of its 
effects on visual amenity.

4. Amenities of Occupiers of Adjacent Land
There is concern about potential noise generated by the proposal and its effect on the 
adjacent dwelling.  Whilst noise would be generated during the day, the type of noise is such 
as may adversely affect the amenities of adjacent dwellings.  In terms of noise, therefore, it is 
considered reasonable to limit the number of children in the premises at any one time to 
seven by a planning condition.

This will also have the effect of reducing the likelihood of blocking existing drives.  
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5. Other Planning Matters 
As development at the property may affect a listed building (i.e. 41 Cottingley Road) or its 
setting the Local Planning Authority must have special regard to preserving this under the 
terms of sections 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990.  
Accordingly and though it is nearby, the grade II listed building and its setting will be 
unaffected by the proposal in light of the fact that no external alterations are proposed as part 
of the development.  

There are no other planning matters for consideration as part of this application.

6. Outstanding Matters Raised by Representations
The location of the building in terms of its potential for children to explore (a point made in a 
letter of support) is noted, as is the concern that outside activities may mean children 
crossing a busy road.  However, these are not planning matters in this case.  

The number of similar businesses to the one proposed in the vicinity of the site and the effect 
they may have on each other is a not a planning matter.  Nor is the status of the 
development, in terms of being a child minder's or a nursery.  

Control of on street parking by the provision of a "residents only" scheme and the existence 
of a similar business nearby are not planning matters in this instance.  Nor is alleged 
inadequate escape routes that do not satisfy the Fire Regulations, which is a matter for 
Building Control.

Noise from a construction site is a matter for Environmental Health, should it become a 
statutory nuisance.

Community Safety Implications:
There are no adverse implications for community safety.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  Maternity is a special 
characteristic and whilst it is noted it is not considered to outweigh the material planning 
considerations of this application.

Reason for Granting Planning Permission:
The concerns about parking and highway safety that formed the reason for refusal of the 
previous application have been addressed.  These are considerable and outweigh other 
material considerations, such as the provision of jobs and a local service.  There has been a 
change in circumstances with the lowering of the number of children to seven and the 
informal arrangements to ease parking problems.  As such, the proposal will have no 
adverse implications for visual amenity, neighbouring amenity or highway safety and accords 
with policies DS1, D3, DS4, DS5, EN3, EN8 and SC9 of the adopted Core Strategy.
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Conditions of Approval:
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice.

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended).

2. The premises shall not be used for the provision of child minding outside the hours of 
07-30 to 17-30 Mondays to Fridays and shall not be so used at all on Saturdays, 
Sundays, Bank or Public Holidays.

Reason:  In the interests of the amenities of neighbouring residents and to accord with 
policies DS1 and DS5 of the adopted Core Strategy Development Plan Document.

3. At any given time, the number of children attending the child minding use hereby 
approved shall not exceed seven.  The owners/occupiers shall maintain an up-to-date 
register of the names and times of the children on the site at any one time, and shall 
make this information available at all reasonable time to the Local Planning Authority.  

Reason:  In the interests of the amenity of occupiers of neighbouring properties and to 
accord with policies DS1 and DS5 of the adopted Core Strategy Development Plan 
Document.
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19/00643/FUL

844 Cleckheaton Road
Bradford
BD12 7AB
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Item: C
Ward: WYKE
Recommendation:
TO GRANT PLANNING PERMISSION

Application Number:
19/00643/FUL

Type of Application/Proposal and Address:
A full planning application seeking permission to change the use of the former post office and 
ancillary storage building at 844 Cleckheaton Road, Bradford.  It is proposed to create a 
5 bed house in multiple occupation (HMO) Use Class C4 within the former post office and a 
new dwelling within the ancillary storage building (Use Class C3).  A new porch is added to 
the main building and an associated extension is proposed to the front of the ancillary 
storage building.

Applicant:
Mr Lee Bromby

Agent:
Mr Jonathan Etchells

Site Description:
844 Cleckheaton Road is a stone built property that appears to have formerly been 
two properties.  The building subsequently extends the corner between Cleckheaton Road 
and South Street.  The building was formerly in use as a post office and retains a 
predominantly glazed shop front at ground floor level, albeit the wider building retains the 
characteristics of a domestic dwelling, particularly the section facing South Street which 
retains a small front yard.  The building sits in a roughly triangular plot with existing vehicular 
access points off both Cleckheaton Road and South Street.  Behind the main building sits a 
two storey ancillary storage building, also of stone construction.  This building has domestic 
style windows to the first floor level, but large garage style doors to the ground floor facing 
Cleckheaton Road.

Relevant Site History:
00/01793/COU - Change of use of detached barn to residential unit – Granted
05/07761/COU - Renewal of planning permission No.00/01793/COU change of use of 
detached barn to residential unit - Granted

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;
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ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;

iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.

Local Plan for Bradford:
The Core Strategy Development Plan Document was adopted on 18 July 2017 though some 
of the policies contained within the preceding Replacement Unitary Development Plan 
(RUDP), saved for the purposes of formulating the Local Plan for Bradford, remain applicable 
until adoption of Allocations and Area Action Plan development plan documents.  The site is 
unallocated, accordingly the following adopted Core Strategy policies are applicable to this 
proposal.

Core Strategy Policies
DS1- Achieving Good Design
DS2 - Working with the Landscape
DS3 - Urban character
DS5 - Safe and Inclusive Places
HO8 – Housing Mix
TR2 - Parking Policy

Parish Council:
Not applicable.

Publicity and Number of Representations:
The application has been publicised via individual neighbour notification letter and via the 
display of a site notice.  The publicity period expired on 8 May 2019.  14 objections have 
been received.

Summary of Representations Received:
Noise and disturbance
Lack of parking
Highway and pedestrian safety
Loss of post office/community facility
Anti-social behaviour
Inadequate bin storage
Drainage issues
Fire safety
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Consultations:
Highways Development Control – With 2 spaces for a 5 bed HMO, the parking is marginally 
below the requirement of 1 space per 2 bedrooms but given the location and access to public 
transport this provision is considered satisfactory.  Despite initial reservations, as the access 
for the ancillary storage building is existing, and given the limited level of vehicle movements 
anticipated with a dwelling of this scale this aspect is also not considered to be a significant 
threat to highway safety.

Summary of Main Issues:
1. Principle.
2. Residential Amenity.
3. Visual Amenity.
4. Highway Safety.
5. Other matters.

Appraisal:
1. Principle
The proposal is to bring the main property back into residential use as a HMO, removing the 
retail aspect at ground floor level, and to create a new dwelling in the ancillary storage 
building to the rear of the site.  

The site is unallocated on the RUDP and as such there would be no policies seeking to resist 
the principle of this development.  The proposed residential use would be in keeping with the 
predominant land use in the area, and would represent a sustainable form of development 
close to local amenities and well served by public transport.  It also weighs in the 
developments favour that the scheme would make a modest contribution to meeting the 
District’s housing targets and the provision of a diverse housing mix.

2. Residential Amenity
It should be noted in terms of the main building that this is already part in use as a 
C3 dwelling house, and given the limited retail floor space the Town and Country Planning 
(General Permitted Development) (England) Order 2015 Schedule 2, Part 3, Class M would 
enable retail to residential conversion under the ‘Prior Notification’ process where only certain 
aspects are considered; transport and highways, contamination, flood risk and whether it is 
desirable for the change to occur.  It is therefore feasible that a residential use could readily 
be established with no consideration of the impact on neighbouring amenity.  
Notwithstanding this, an HMO would not be seen to generate any more noise and 
disturbance than a typical dwelling, and the General Permitted Development Order supports 
this view by allowing a change of use from a C3 Residential to a C4 HMO without the need 
for full planning permission.  It is also notable in this instance that as the property is detached 
there is no possibility of direct noise transfer, and the comings and goings associated with a 
retail use would be more likely to generate noise and disturbance.  

The HMO was originally submitted for 6 rooms, but following the request for amendments 
this has now been reduced to 5.  The reduction in the level of accommodation allows for a 
better standard of accommodation to be provided where all rooms and amenity space have 
access to natural light, outlook and ventilation.  
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The use of the ancillary storage building would also not be anticipated to be a significant 
concern as again this is in keeping with the prevailing land use.  New windows retain a 
satisfactory spacing distance to shared boundaries, and where the extension is to be built, 
which is over an existing single storey projection the impact on neighbouring amenity will be 
limited given the scale and position of the extension.

Whilst the accommodation provided in the ancillary store is modest in scale, this also 
provides an acceptable level of living accommodation for future occupants, with all habitable 
rooms provided with outlook, access to natural light and ventilation.  A small area of external 
amenity is also facilitated.

The proposal therefore satisfies the requirements of the NPPF and policy DS5 of the Core 
Strategy DPD.

3. Visual Amenity
In terms of the impact on visual amenity the proposal will have a negligible impact.  The 
external alterations consist of the removal of the glazed shop front, the addition of a small 
porch to the rear of the main building, and the addition of a two storey extension to the front 
of the ancillary storage building.

The most prominent aspect of the works is the removal of the shop front.  The shop front has 
a traditional appearance and character, however its condition has deteriorated, and it now 
detracts from the appearance of the building and wider locality.  Following the removal of the 
shop front, the building’s frontage will be re-modelled to incorporate three window openings.  
Matching materials will be used, and the fenestration replicates the design and layout of the 
existing building.  This alteration is therefore sympathetic to the character and appearance of 
the building.  The addition of the small porch, which is to the rear, will have a negligible 
impact on visual amenity as it is not visible from outside the site and the form and 
appearance is what would be expected of a domestic porch.

The extension to the front of the ancillary storage building replaces an existing single storey 
projection.  The extension is two storeys with a lean-to roof with the maximum height under 
the eaves of the main roof.  The ancillary storage building sits predominantly behind the main 
building with only limited views available from Cleckheaton Road, the building is of no special 
merit or character.  As the extension is to the front it will be visible, but given the above the 
impact on the amenity of the locality will be negligible.

The proposal satisfies the requirements of policies DS1 and DS3 of the Core Strategy DPD.

4. Highway Safety
The proposal shows 2 spaces for the HMO and a single parking space for the dwelling 
created in the ancillary storage building.  It is acknowledged that the provision of 2 spaces for 
the HMO is slightly under the requirement, whereby 1 space is required per 2 bedrooms, but 
the Council’s Highways Engineer is satisfied with this provision given the proximity to local 
amenities and good public transport links.  Furthermore, vehicle ownership would be 
anticipated to be low for this type of use.  
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The Council’s Highways Engineer originally raised concerns regarding the use of the access 
of Cleckheaton Road, but this is an existing access point and could be brought back into use 
at any point.  The modest nature of the dwelling created in the ancillary storage building is 
unlikely to result in a significant intensification of the use of this access.

It is apparent from the representations that parking is a concern for the local residents, but 
this application also has to be measured against what could currently occur and the 
combination of a residential and retail use is likely to result in more demand for parking and 
vehicular activity than the proposed development.  The proposal is therefore not considered 
to prejudice highway safety above and beyond the existing situation and so is acceptable in 
light of the requirements of local and national planning policies.

5. Other matters
Drainage issues – There is no reason to indicate that the proposal would have any 
implications for the site drainage beyond the existing situation.  The exact drainage 
arrangements will be controlled through Building Regulations, but it would not be envisaged 
that there will be significant changes from the existing situation.

Fire safety – Again, whist this is an issue for compliance with Building Regulations, it is noted 
that both properties are within an acceptable distance from the public highway for the Fire 
Service to carry out their role should the need arise.

Anti-social behaviour – There is no causal link between the occupation of HMO’s and anti-
social behaviour.

Loss of post office/community facility – The post office has been closed for some time and 
there are no planning policies that could seek to resist the change of use in this location.

Bin storage – The site plan indicates an area for bin storage, and the site as a whole offers 
potential for additional bin storage if required.

Community Safety Implications:
Discussed above.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application.

Reason for Granting Planning Permission:
The application provides valuable residential accommodation in a sustainable location close 
to local amenities and public transport links.  The impact of the proposal has been assessed 
and it is considered that the scheme will not result in conditions prejudicial to local amenity or 
highway safety.  As such the proposal satisfies the requirements of the National Planning 
Policy Framework and policies DS1, DS3, DS5 and TR2 of the Core Strategy Development 
Plan Document.
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Conditions of Approval:
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice.

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended).

2. Before development above damp proof course commences on site, arrangements 
shall be made with the Local Planning Authority for the inspection of all external facing 
and roofing materials to be used in the development hereby permitted.  The samples 
shall then be approved in writing by the Local Planning Authority and the development 
constructed in accordance with the approved details.

Reason:  To ensure the use of appropriate materials in the interests of visual amenity 
and to accord with Policies DS1 and DS3 of the Core Strategy Development Plan 
Document.

3. Notwithstanding the provisions of The Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any subsequent equivalent legislation) no 
development falling within Classes A to E of Part 1 of Schedule 2 of the said Order 
shall be carried out on the former ancillary storage building without the prior written 
permission of the Local Planning Authority.

Reason:  To ensure the Local Planning Authority retains reasonable control over 
future development at the property that may have implications for visual and/or 
residential amenity and to accord with Policies DS3 and DS5 of the Core Strategy 
Development Plan Document.

4. Notwithstanding the provisions of The Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any subsequent equivalent legislation) no 
further windows, including dormer windows, or other openings shall be formed in the 
former ancillary storage building without the prior written permission of the Local 
Planning Authority.

Reason:  To safeguard the privacy and amenity of occupiers of neighbouring 
properties and to accord with Policy DS5 of the Core Strategy Development Plan 
Document.

5. Any gates to be constructed as part of the development shall not open over the 
highway.

Reason:  In the interests of highway safety and to accord with Policy TR2 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework.
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19/01705/FUL

Land At Haigh Hall Road
Bradford 
BD10 9BB
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Item: D
Ward: IDLE AND THACKLEY
Recommendation:
TO GRANT PLANNING PERMISSION

Application Number:
19/01705/FUL

Type of Application/Proposal and Address:
This is a full application for the construction of six dwellings on land at Haigh Hall Road, 
Bradford.  The application is a resubmission of application 18/04898/FUL.

Applicant:
Mr Wilkinson

Agent:
Mr Mumtaz Alavi of Airedale Architects

Site Description:
The site is a rectangular piece of land currently a used car sales pitch.  As well as cars 
displayed for sale, the site includes two metal clad units, one of which is used as an office.  
Access is from Haigh Hall to the north west and Stanley Street to the south east.  Stanley 
Street has a terrace of stone dwellings on one side.  Both these roads, which are joined by a 
public footpath running along the side of the site, are substandard in highway terms.  
Boundary treatment adjacent to the footpath comprises green fencing.  North of the site is a 
day nursery, retail park and industrial units, whereas to the south, the land is allocated as 
allotments, with garden buildings such as greenhouses.  The application site is also located 
within the setting of a group of grade II listed buildings, namely, Haigh Hall and the two 
adjacent cottages, 2 and 4 Haigh Hall, which are located at right angles to the hall.

Relevant Site History:
18/04898/FUL - Construction of six dwellings – Refused 6 February 2019: use of a 
substandard access.

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;

ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;
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iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.

Local Plan for Bradford:
The Core Strategy for Bradford was adopted on 18 July 2017 though some of the policies 
contained within the preceding Replacement Unitary Development Plan (RUDP), saved for 
the purposes of formulating the Local Plan for Bradford, remain applicable until adoption of 
Allocations Development Plan Documents.  The site is unallocated on the RUDP.

Core Strategy Policies
DS1 – Achieving good design
DS3 – Urban character
DS4 - Streets and movement
DS5 - Safe and Inclusive Places
EN3 - Historic Environment
EN8 - Environmental Protection
SC9 - Making Great Places

Parish Council:
Not in a parish.

Publicity and Number of Representations:
Advertised by site notice and neighbour notification letter.  Expiry date 5 August 2019.  To 
date eight objections have been received, as well as three letters of support.  Any additional 
comments received after report preparation will be reported verbally to the Area Planning 
Panel.

Summary of Representations Received:
Objections
1. The applicant has ignored the recommendation from the Rights of Way Section to 

make improvements (including lighting.  to both the public footpath (ginnel.  and to 
Stanley Street.

2. The sides of the houses facing Haigh Hall will be finished in brick.  This is not at all in 
keeping with the Grade 2 listed status of numbers 2, 4 and 6 Haigh Hall.

3. During the building phase, HGVs will pass up and down Haigh Hall for over one year.  
This will completely wreck the road surface for which we are financially responsible.

4. Living directly opposite a large, noisy, busy and messy building site for over one year 
will impact on our peace of mind and wellbeing.

5. There are no clear assurances for current residents that their concerns about the 
physical impact on Stanley Street will be properly and adequately mitigated.  There is 
no indication of concrete proposals and commitments by the developer to take 
responsibility for the material impact of the planned construction on local residents' 
lives and livelihoods, either during or subsequent to the construction process.

6. Further damage to Stanley Street.
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7. Entrance to the site is a pinch point which would cause issues over large vehicular 
access for construction vehicles.

8. Increased parking on Stanley Street.
9. Turning into and out of Stanley Street is already difficult.
10. Noise and inconvenience of living near a building site.
11. Proposed resurfacing of the street for the temporary purpose of the construction 

process (if there is any.  would not comply with the highest standard of road repair and 
drainage provision.

12. Future responsibility for the road is unclear.
13. Overlooking from dormer window.
14. Length of building operations.
15. Access from Haigh Hall is unacceptable.

In support 
1. This is a sympathetic development.
2. Attractive properties all with gardens and adequate parking falling into the "affordable 

housing" price bracket benefiting first time buyers and families moving up the property 
ladder.

3. Housing would be beneficial to the area and the value of the properties nearby.

Consultations:
Highways - Some of the previous highway concerns have been addressed.  A programme to 
resurface the carriageway will be required.
Heritage and Conservation - The proposal is unlikely to impact to any significant degree upon 
the setting and significance of the nearby listed buildings.
Environmental Health (land contamination) - No objections, subject to conditions.
Drainage - Drainage details required.  No building within three metres of the nearby public 
sewer.
Rights of Way - As a minimum, Stanley Street should be improved, including improved 
footways for pedestrians.
Yorkshire Water - No objections subject to conditions.

Summary of Main Issues:
1. Background and principle of development.
2. Highway safety.
3. Visual amenity & Heritage Implications.
4. Amenities of occupiers of adjacent land.
5. Contaminated land.
6. Drainage.
7. Outstanding Matters Raised by Representations.

Appraisal:
1. Background and Principle of Development
This is a resubmission of an application for six houses on a site currently used for car sales 
at Haigh Hall.  Part of the previous concern about the scheme related to access.  It is 
currently proposed to take access from Stanley Street and the inhabitants of that street have 
been notified.  The previous application proposed access from Haigh Hall Road.
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In terms of the principle of the development, Bradford does not have a five year supply of 
housing land, so development of a brownfield site such as this is to be welcomed.  
Redeveloping a site is sustainable in itself and the development will be near local amenities, 
such as the neighbouring retail centre and the facilities of Greengates district centre.  
Furthermore, six houses on the site would achieve a housing density of 31 dwellings per 
hectare, which would be within the Council's housing density targets.  

The site is not particularly well served by public transport, notwithstanding the presence of 
bus stops nearby, since it does not fall within a part of the city served by buses running every 
ten minutes.  The applicant's transport statement indicates that the minimum time is thirty 
minutes.  That said, it is considered in general that a residential development is acceptable in 
principle subject to its local impact.  

2. Highway Safety
The development site within the red line boundary has two access points: Haigh Hall and 
Stanley Street.  Both are unadopted roads and both are in poor condition, though Haigh Hall 
has a tarmac surface.  In terms of the access road width and pedestrian facilities, it is 
considered that Stanley Street is the better of the two, despite the pinch point outside 
16 Stanley Street and the passage of construction vehicles and notwithstanding the comment 
that access to and from Stanley Street is "difficult".  In terms of highway safety, it is 
considered better if the site were to be accessed from Stanley Street, which is already used 
to access the larger portion of this site.  In this context, Stanley Street is to be planed and 
made up to an agreed specification.  This will help to allay residents' concerns about the 
physical impact of the development on Stanley Street (including potential damage) and its 
mitigation.  

Conversely, use of Haigh Hall as an access would lead to intensification in use on a bend of 
a poorly maintained unadopted road which is substandard in terms of width, alignment, street 
lighting and which lacks footways.  This in turn is likely to result in conditions prejudicial to 
pedestrian and highway safety, which was the reason for refusal of the previous application.  

Each dwelling has been allocated two parking spaces.  The spaces are arranged in tandem, 
though this is unlikely to cause concern as each pair will be under one ownership.  
Two spaces is above the district average of 1.5 spaces and as such, the parking provision is 
acceptable.  Given the level and position of off-street parking, additional on-street parking by 
future occupants of the new houses is unlikely to block the accesses of existing dwellings.  

3. Visual Amenity & Heritage Implications
Visually, the context of the wider street scene is varied.  The rear elevations of the houses 
fronting Haigh Hall Road are rendered, as is the gable end of the terrace on Stanley Street, 
whereas the nursery adjacent to the site is stone, as are some of the houses on Haigh Hall 
and Stanley Street.  The large unit between the site and retail centre is constructed of brick 
and cladding.  Given the variety of building materials, it is not considered that the use of 
artificial stone for the front elevations, brick for the remaining elevations and slate for the roof, 
will be out of place.  

The proposed houses are essentially two storeys.  Each has added space in the roof creating 
a second floor, which is illuminated by a dormer window.  The overall appearance of the 
dwellings, in terms of their height, will not be significantly different from existing properties, 
such as those on Stanley Street.  
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The site is located within the setting of Grade II Listed Buildings, Haigh Hall and the two 
adjacent cottages, 2 and 4 Haigh Hall, which are located at right angles to the hall.  Due to 
the location and scale of the proposed development, it is unlikely to impact to any significant 
degree upon the setting and significance of the heritage assets.  The listed buildings face 
south and eastwards and due to the location of the proposed dwellings to their northeast, 
they are unlikely to impact upon views of the listed buildings or their setting above and 
beyond that of the existing surrounding built form.  The proposal is therefore considered to 
comply with Policy EN3 of the Core Strategy DPD and the NPPF and is considered to satisfy 
the duty to give special regard to preserving or enhancing the setting of listed buildings set 
out in Section 66 of the Town & Country (Listed Buildings & Conservation Areas) Act 1990.  
In reaching this conclusion weight is given to the benefits of bringing this vacant site back 
into use and the provision of new homes in light of the housing supply issues within the 
Bradford District.

Overall the proposal is considered to be acceptable in terms of its impact on visual amenity 
and the setting of nearby heritage assets.

4. Amenities of Occupiers of Adjacent Land
In terms of distances, the dwellings are sufficiently far from existing houses and gardens, 
including 9, Haigh Hall and 16, Stanley Street not to have any adverse implications in terms 
of overlooking or overshadowing, including overlooking from the proposed dormer windows.  
Nor will any of the development be adversely overlooked or overshadowed by existing 
dwellings.  

Noise from construction work, raised as a concern in letters of objection, are an inherent part 
of the building process.  They are however temporary in nature and it is the impact of the 
finished development that needs to be considered in determining planning applications.  
Given the residential nature of the surrounding area it would be reasonable to impose a 
condition restricting the times in which construction work can take place.  

Subject to the above the proposal is not considered to result in significant harm to the 
amenity of occupiers of adjacent land.  

5. Contaminated land
Given the potential for land contamination from past land uses, the applicant has submitted a 
Phase I contamination report.  It is concluded that the content of the report is acceptable, 
subject to a number of planning conditions.  

6. Drainage
As well as planning, drainage is subject to the Building Regulations.  Overall, in planning 
terms, it is not considered that the construction of six dwellings will add unacceptably to 
existing drainage or other infrastructure and, in addition, provision of a drainage system can 
be controlled by a planning condition.  



Report to the Area Planning Panel (Bradford)

7. Outstanding Matters Raised by Representations
Heavy vehicles damaging the road and any consequent liability and cost is not a planning 
matter, but a private matter between the parties concerned.

The provision of street lighting is not a planning matter; nor is the length of time a scheme 
may take to be constructed, despite the mention of "one year" in one letter of objection.  
Future responsibility for the road is not a planning matter in this case.  

The comments in support of the application are noted.  

Noise from a construction site is a matter for Environmental Health, should it become a 
statutory nuisance.

Community Safety Implications:
There are no adverse implications for community safety.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application.

Reason for Granting Planning Permission:
The proposal is acceptable in principle and will contribute towards the city’s sustainability and 
housing targets.  It will not cause a detriment to visual amenity, neighbouring amenity or 
highway safety and therefore accords with policies DS1, DS3, DS4, DS5, EN3, EN8 and SC9 
of the Core Strategy Development Plan Document and the National Planning Policy 
Framework.

Conditions of Approval:
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice.

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended.

2. Before development above damp proof course commences on site, arrangements 
shall be made with the Local Planning Authority for the inspection of all external facing 
and roofing materials to be used in the development hereby permitted.  The samples 
shall then be approved in writing by the Local Planning Authority and the development 
constructed in accordance with the approved details.

Reason: To ensure the use of appropriate materials in the interests of visual amenity 
and to accord with policies DS1 and DS3 of the Core Strategy Development Plan 
Document.
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3. Before development above damp proof course commences on site, protection of the 
public water supply infrastructure that is laid within the site boundary shall be 
implemented in full accordance with details that have previously been submitted to 
and approved by the Local Planning Authority.  The details shall include but not be 
exclusive to the means of ensuring that access to the pipe for the purposes of repair 
and maintenance by the statutory undertaker shall be retained at all times.

Reason: In the interest of public health and maintaining the public water supply and to 
accord with policy EN8 of the adopted Core Strategy Development Plan Document..

4. There shall be no piped discharge of surface water from the development prior to the 
completion of surface water drainage works, details of which shall have been 
submitted to and approved in writing by the Local Planning Authority.  The surface 
water drainage works shall be carried in accordance with the approved details.

Reason: To ensure that no surface water discharges take place until proper provision 
has been made for its disposal and to accord with policy EN8 of the Core Strategy 
Development Plan Document.

5. The development shall be drained using separate foul sewer and surface drainage 
systems.

 
Reason: In the interests of pollution prevention and to accord with policy EN8 of the 
Core Strategy Development Plan Document.

6. Prior to construction of the development, a Phase 2 site investigation and risk 
assessment methodology to assess the nature and extent of any contamination on the 
site, whether or not it originates on the site, must be submitted to and approved in 
writing by the Local Planning Authority.

Reason:  To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, to ensure that the development can be carried out 
safely without unacceptable risks to workers, neighbours and other offsite receptors 
and to comply with policy EN8 of the Core Strategy Development Plan Document.

7. Prior to construction of the development the Phase 2 site investigation and risk 
assessment must be completed in accordance with the approved site investigation 
scheme.  A written report, including a remedial options appraisal scheme, shall be 
submitted to and approved in writing by the Local Planning Authority.

Reason:  To ensure that the site is remediated appropriately for its intended use and 
to comply with policy EN8 of the Core Strategy Development Plan Document.
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8. Prior to construction of the development, a detailed remediation strategy, which 
removes unacceptable risks to all identified receptors from contamination, shall be 
submitted to and approved in writing by the Local Planning Authority.  The remediation 
strategy must include proposals for verification of remedial works.  Where necessary, 
the strategy shall include proposals for phasing of works and verification.  The strategy 
shall be implemented as approved.

Reason:  To ensure that the site is remediated appropriately for its intended use and 
to comply with policy EN8 of the Core Strategy Development Plan Document.

9. A methodology for quality control of any material brought to the site for use in filling, 
level raising, landscaping and garden soils shall be submitted to, and approved in 
writing by the Local Planning Authority prior to materials being brought to site.  The 
development shall be carried out in accordance with the approved details.

Reason:  To ensure that all materials brought to the site are acceptable, to ensure that 
contamination/pollution is not brought into the development site and to comply with 
policy EN8 of the Core Strategy Development Plan Document.

10. In the event that contamination is found at any time when carrying out the approved 
development it must be reported in writing immediately to the Local Planning 
Authority.  Unless otherwise agreed in writing by the Local Planning Authority, an 
investigation and risk assessment must be undertaken, details of which must be 
submitted to the Local Planning Authority for approval in writing before the expiration 
of 1 month from the date on which the contamination was found.  If remediation is 
found to be necessary, a remediation scheme must be prepared and submitted to the 
Local Planning Authority for approval in writing; following completion of measures 
identified in the approved remediation scheme and prior to the commencement of the 
use of the approved development a verification report must be prepared and 
submitted to the Local Planning Authority for approval in writing.

Reason:  To ensure that risks from land contamination are minimised, in accordance 
with policies UR3, NR17 and NR17A of the replacement Unitary Development Plan 
and paragraph 121 of the National Planning Policy Framework.

11. Before any part of the development is brought into use, Stanley Street shall be planed 
and resurfaced in accordance with a specification that shall previously have been 
agreed in writing by the Local Planning Authority.  

Reason:  In the interests of highway safety and to accord with the National Planning 
Policy Framework.  
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12. No construction works in the relevant area (s) of the site shall commence until 
measures to protect the public water supply infrastructure that is laid within the site 
boundary have been implemented in full accordance with details that have first been 
submitted to and approved by the Local Planning Authority.  The details shall include 
but not be exclusive to the means of ensuring that access to the pipe for the purposes 
of repair and maintenance by the statutory undertaker shall be retained at all times.

Reason:  In the interest of maintaining the public water supply in accordance with 
policy EN8 of the Core Strategy Development Plan Document.

13. Construction work shall only be carried out between the hours of 0730 and 1800 on 
Mondays to Fridays, 0730 and 1300 on Saturdays and at no time on Sundays, Bank 
or Public Holidays, unless specifically agreed otherwise in writing by the Local 
Planning Authority.

Reason:  To protect the amenity of the occupants of nearby dwellings and to accord 
with Policy DS5 and EN8 of the Core Strategy Development Plan Document.

Footnotes:
Footnote:  It appears from the submitted site layout that a 4" main and associated fire hydrant 
could be affected by any changes to the access road (top of Stanley Street) close to plot 6 
which appears to be just within the red line area.  It is essential that this infrastructure is 
protected, particularly during the construction of the development.

For information regarding the location of the water main and required protection measures, 
the developer should contact tech_support_engineer_north@yorkshirewater.co.uk

Footnote:  The applicant should have regard to: 
- YALPAG (formerly YAHPAC) 'Technical Guidance for Developers, Landowners and 

Consultants.  Development on Land Affected by Contamination',
- YALPAG 'Verification Requirements for Cover Systems' if remediation or quality 

control of imported soil materials is required, and
- YALPAG (2016) guidance on 'Verification Requirements for Gas Protection Systems' if 

gas protection is necessary.

Footnote:  The affected public right of way must not be obstructed by any plant, materials or 
equipment.  Even the temporary storage of materials on the right of way is not permitted.  
Any obstruction of the route constitutes an offence under the Highways Act 1980 and will be 
pursued accordingly.

• If essential works mean that the public right of way cannot be kept open because of 
safety hazards, a temporary diversion or closure order must be obtained.  Please contact 
Network.management@bradford.gov.uk for details.

• Even if planning permission is granted, no new stiles, gates, barriers or other 
structures can be erected on or across a public right of way without prior approval from the 
Council's Rights of Way Section.  The requirements of the Equality Act 2010 must also be 
considered.
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• If works alongside the public right of way present a danger to path users the affected 
section should be fenced off with safety netting.

• The surface of the public right of way should not be disturbed, however, if 
development works causes damage to the right of way it must be promptly repaired by the 
applicant at their expense.  If any changes are proposed that would affect the surface in any 
way, these must be approved, in advance by the Rights of Way Section.

• If building works remove features that would enable users to find the right of way, the 
line of the right of way must be clearly indicated by some other means, as this will help to 
minimise conflict and difficulties on site.

Footnote:  The proposed development lies within a coal mining area which may contain 
unrecorded mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to The Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority

Footnote:  The site lies within 250m of a landfill site known to the Local Planning Authority 
and may be subject to problems of landfill gas.  The developer/land occupant should make 
further enquiries in order to be satisfied that any necessary preventive measures are 
incorporated within the development in order to prevent any problems occurring during or 
after the construction period.
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19/00946/FUL

Land At Wilmer Drive
Shipley
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Item: E
Ward: HEATON
Recommendation:
TO GRANT PLANNING PERMISSION

Application Number:
19/00946/FUL

Type of Application/Proposal and Address:
The application seeks full planning permission for the construction of a five bedroom 
detached dwelling at Land at Grid Ref 414395 436265 Wilmer Drive, Shipley.

Applicant:
Mr Amir Khan

Agent:
Mr Rashid Moghul

Site Description:
The application relates to cleared land, 573m sq. in area with no buildings on it adjacent to 
Red Beck and with access via an unmade unadopted track to the junction of Red Beck Vale, 
Redburn Road and Wilmer Drive.  Previously the land had been used for garaging and 
housed containers and huts used for storage of equipment by the Heaton Woods Trust.  
Trees have previously been felled on the site which is evidenced by their stumps but these 
were not protected by TPOs.  Across the beck are two storey dwellings on Red Beck Vale 
and trees covered by a TPO and across the track the rear gardens and garaging of domestic 
properties facing Wilmer Drive.

Relevant Site History:
00/00469/FUL - Erection of tool store - Granted 31.07.2000.  Temporary consent.
05/04971/FUL - Retention of tool store at site - Granted 07.09.2005.
06/06157/FUL - The retention of a tool store on site - Granted 13.10.2006.
17/01157/FUL - Construction of 5 bedroom detached dwelling – Granted 24.08.2017.

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;

ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;
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iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.

Local Plan for Bradford:
The Core Strategy for Bradford was adopted on 18 July 2017 though some of the policies 
contained within the preceding Replacement Unitary Development Plan (RUDP), saved for 
the purposes of formulating the Local Plan for Bradford, remain applicable until adoption of 
Allocations and Area Action Plan development plan documents.  The site is not allocated for 
any specific land-use in the RUDP.  Accordingly, the following adopted Core Strategy policies 
are applicable to this proposal:

Core Strategy Policies
P1: Presumption in Favour of Sustainable Development
SC4: Hierarchy of Settlements
SC5: Location of Development
SC9: Making Great Places 
DS1: Achieving Good Design 
DS2: Working with the Landscape 
DS3: Urban Character 
DS4: Streets and Movement 
DS5: Safe and Inclusive Places 
HO5: Density of Housing Schemes 
HO9: Housing Quality 
TR2: Parking Policy 
EN2: Biodiversity and Geodiversity
EN7: Flood Risk

Parish Council:
Not applicable.

Publicity and Number of Representations:
Publicised by neighbour notification letters and site notice with an overall expiry date for 
comments of 21.04.2019.

Letters/e-mails of comment have been received with objections from 9 separate addresses.

Summary of Representations Received:
Objectors concerns include;
1. Highway safety concern for both vehicles and pedestrians resulting from increased 

traffic using the unadopted access track and poor sight lines and cyclists travelling at 
speed due to incline of track.

2. Impact on the condition of the access track.
3. Access is inadequate for emergency services to use.
4. Inadequate on-site parking will cause traffic congestion and highway safety concerns.
5. Parking is likely to lead to the blocking of the existing public right of way.



Report to the Area Planning Panel (Bradford)

6. Loss of outlook for existing residents.
7. Adverse impact on privacy as the development will cause overlooking of existing 

residential properties.
8. Adverse impact on surface water drainage and flooding in the area.
9. Overshadowing / loss of light.
10. Impact on flora and fauna.
11. Majority of the site is green field land undeveloped and not as described in the 

application.
12. Construction traffic issues.

Consultations:
Drainage - Raises no objection to the proposal and asks for drainage conditions to be put on 
any approval.
Rights of Way Section - Comments generally reiterate those made to the earlier approved 
application for this site.  
Highways Development Control - It is noted that this is a revised submission on a previously 
approved scheme with a layout that is roughly the same as before.

While the proposed parking area remains the same at x 2 spaces, additional on-site parking 
space (and possibly turning space) is reduced in this new submission which is likely to 
increase the need for vehicles to reverse out of the site and on to the track/footpath or to 
encourage use of the track for parking.

Summary of Main Issues:
1. Background and principle of development.
2. Visual amenity.
3. Amenities of occupiers of adjacent land.
4. Highway safety.
5. Other planning matters.

Appraisal:
1. Background and principle of development
The site has extant permission on the site for similar development of 5 bed detached house 
on very similar footprint to that proposed here and which was approved 24.08.2017 under 
reference 17/01157/FUL.

The site is cleared land that was previously occupied by a shipping container storing 
equipment and two vehicles for the Heaton Woods Trust and before that by garaging.  
Evidence of storage sheds for the Trust and garaging can be gleamed from a historical map 
and the planning history for the site.  There are tree stumps on the site resulting from the 
removal of trees as referred to in representations but none of the trees that have been 
removed were covered by a TPO and the prior approval of the Council was not required.

The site has been previously developed and is set within the built up area of the district 
where the Local Plan seeks to locate development.  The surrounding area is residential in 
nature and there is relatively easy access to a frequent bus route and thus to services and 
facilities by a sustainable transport mode.  There is no objection in principle to redeveloping 
the site for a dwelling.
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The density of development, although below the normal density of 30 dwellings/hectare 
considered necessary to make efficient and effective use of land, is appropriate in this 
location as it is considered the maximum density of development that would be achieved 
whilst reaching a well-designed layout that takes account of the character and nature of the 
site and existing residential development in the surrounding area.

The site is currently residential in nature and surrounded by residential property and the site 
is located within a relatively sustainable location.  Furthermore, given the lack of a 5 year 
housing land supply in the Bradford district, the National Planning Policy Framework (NPPF) 
requires that Local Authorities must consider applications for residential development 
favourably unless there are clear materials reasons otherwise.  It is therefore considered that 
an application for residential development remains acceptable in principle.

The application remains subject to an assessment of the local impact of the development, 
and the main issues will now be considered:

2. Visual amenity
The development remains for a detached two storey pitched roofed gabled dwelling with 
living space in the roof incorporating two pitched roofed dormers set in its own grounds with 
off road parking and garden.  

The footprint and scale of the proposal is very similar to that recently approved and which is 
still capable of being lawfully implemented.  

The walls of the dwelling would be thru coloured render and under a slate tiled roof.  The 
surrounding area is currently a mix of detached and semi-detached dwellings of different 
designs and materials.  Some comment has been received regarding the proposed use of 
render for the walls.  The site would however be viewed on its own individual plot on the 
entrance into the woodland and would not form part of a wider or more formal street scene.  
Surrounding properties in the immediate vicinity are constructed of various materials 
including stone properties to the south and properties to the north being a mix of stone and 
render with one property in white painted or thru render.

The proposal here is moved slightly further toward the northern boundary than that recently 
approved, further away from the watercourse and properties to the south by around 500mm.  
Additional amendments from the already approved and extant permission include the 
addition of a feature 2 storey central gable on the western elevation and a single storey 
extension to the eastern elevation with roof terrace above.

In terms of its size, massing, form, design and external appearance the proposed dwelling 
would not appear substantially different from that previously approved.  As such the proposal 
again would not be considered to appear incongruous and would have an acceptable impact 
on visual amenity.

With regard to visual amenity the proposal accords with policies DS1, DS2 and DS3 of the 
Core Strategy Development Plan Document.
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3. Amenities of occupiers of adjacent land
The proposed dwelling is sited on similar footprint as previously approved and remains a 
suitable distance away from the existing dwellings on Wilmer Drive and separated from their 
long rear gardens by the access track.  It is not considered the development will impact on 
their amenity by reason of overbearing or overshadowing and the positioning of openings 
means it will not cause issues of loss of privacy.  

With regard to the impact of the proposal on dwellings in Red Beck Vale the proposed 
dwellings side elevation will be situated to the north and 13.6m from the nearest rear 
elevation on Red Beck Vale, an increase of around 500mm from previously approved.  Both 
these factors mean that the proposed dwelling will not adversely impact on the amenity of the 
occupiers of existing dwellings by reason of overbearing impact, overshadowing or loss of 
light.

With regard to privacy this would be achieved at ground level by the erection of 1.8m high 
boundary wall and fencing.  Above ground level the northern gable includes only a bathroom 
window.  To the southern gable, only small high level windows are proposed to ground floor 
and as such and in combination with 1.8 metre boundary fence no harmful overlooking would 
arise.  

The application here differs perhaps most substantially from that previously approved in that 
it includes roof terrace to the western elevation and that would look over woodland.  The side 
boundaries of the roof terrace however include 1.8 metre opaque glazed screens such that 
properties to the north and south could not be overlooked from the raised terrace.

Comment has been received regarding noise pollution in connection with the use of the 
terrace.  The proposal is for a domestic dwelling and this use or the noises associated with 
the use are not incompatible with the residential area it will be situated within.  A refusal on 
these grounds is not considered to be reasonable.  

For the reasons noted above the position and orientation of the proposed dwelling would 
mean that there would be no direct unacceptable overlooking of the existing dwellings or their 
gardens and would provide acceptable levels of privacy for both existing and future residents.

Accordingly and for the reasons noted above, the overall impact on residential amenity is 
considered to be acceptable and the proposal, complies with the requirements of policies 
DS1, DS3 and DS5 of the Core Strategy Development Plan Document.

4. Highway safety
The proposed parking spaces and layout is similar to that previously accepted though has 
been reduced slightly in width.

The development provides 2 parking spaces on the drive for the proposed dwelling which is 
an acceptable level of parking provision for this area.

Despite the concerns of third party representations the proposal provides adequate off road 
parking for the proposed dwelling in line with normal requirements for dwellings and it is 
considered it is unlikely that the development will lead to parking on the unmade access track 
causing traffic congestion or blockage of the right of way.  
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Inter-visibility between pedestrians and other users of the track and users of the parking 
spaces is considered to remain adequate.

The Council’s Rights of Way Section as well as public representations have expressed 
concerns the proposal would result in increased use of the access track.  The proposed use 
of the land may result in an increase in vehicles to and from the site above those connected 
with the previous land use as lock up garages and storage but the Rights of Way Section 
have not formally objected on highway safety grounds to the development.  Given the extant 
permission on the site the development would not prejudice matters of highway safety to the 
extent that refusal on highway safety grounds could be successfully upheld.  In these 
circumstances it is considered that the impact of the proposal on matters of highway safety 
will remain acceptable.

For the reasons noted above and in view of the extant permission the proposal is compliant 
with and as such, the proposal is acceptable in terms of the impact on highway safety, 
thereby compliant with policy DS4 of the Core Strategy and the National Planning Policy 
Framework.
 
5. Other planning matters
The site is located next to Red Beck and occupies similar area as previously approved 
application on the site.  Despite concerns about surface water and flooding in the 
representations the Council’s Drainage Section comments are not raising any in principle 
objection to the development.  They advise that foul and surface water drainage matters can 
be addressed satisfactorily via conditions attached to a planning permission.

There is no evidence on site of protected flora and fauna that would prevent the development 
from taking place and as before the development would not have an adverse impact on 
existing trees protected by TPO close to the site.

Community Safety Implications:
None identified.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance quality of opportunity between 
different groups and foster good relations between different groups.  It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application.

Reason for Granting Planning Permission:
This development for a new dwelling has been assessed as being acceptable in principle and 
the density of development makes effective and efficient use of this site taking account of the 
need for high quality development that respects the nature of the site and reflects the 
character of existing surrounding development.  The impact of the development on visual 
amenity, surrounding land uses, trees, drainage, flooding, highway safety and community 
safety has been assessed as being satisfactory.  As such the proposal will accord with 
policies PN1, SC4, S5, SC9, DS1, DS2, DS3, DS4, DS5, HO5, HO9, TR2, EN2 and EN7 of 
the Local Plan for Bradford and forms sustainable development compatible with the National 
Planning Policy Framework.
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Conditions of Approval:
1. The development to which this notice relates must be begun not later than the 

expiration of three years beginning with the date of this notice.

Reason:  To accord with the requirements of Section 91 of the Town and Country 
Planning Act, 1990 (as amended).

2. The development should not be occupied until details of a scheme for foul and surface 
water drainage, including any balancing & off site works have been submitted to and 
approved in writing by the Local Planning Authority.  The drainage scheme shall 
include proposals for the disposal of surface water from the development using 
sustainable drainage techniques or, proof that such techniques are impracticable in 
this instance.  Only in the event of sustainable drainage techniques proving 
impracticable will disposal of surface water to an alternative outlet be considered.  The 
development shall then be carried out in accordance with the approved details.

Reason:  In the interests of pollution prevention and to ensure a satisfactory drainage 
system is provided and to accord with Policies DS5 and EN7 of the Local Plan for 
Bradford.

3. The development shall be drained within the site boundary using separate foul sewer 
and surface drainage systems.

Reason:  In the interests of pollution prevention and to ensure a satisfactory drainage 
system is provided and to accord with Policies DS5 and EN7 of the Local Plan for 
Bradford.

4. Before the development is brought into use, the off street car parking facility shall be 
laid out, hard surfaced, sealed and drained within the curtilage of the site in 
accordance with the approved drawings.  The gradient shall be no steeper than 1 in 
15 except where otherwise approved in writing by the Local Planning Authority.

Reason:  In the interests of highway safety and to accord with Policy TR2 of the Local 
Plan for Bradford.

2. Before development above damp proof course commences on site, arrangements 
shall be made with the Local Planning Authority for the inspection of all external facing 
and roofing materials to be used in the sports enclosure hereby permitted.  The 
samples shall then be approved in writing by the Local Planning Authority and the 
development constructed in accordance with the approved details.

Reason:  To ensure the use of appropriate materials in the interests of visual amenity 
and to accord with Policies DS1 and DS3 of the Core Strategy Development Plan 
Document.
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8. Notwithstanding the provisions of The Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any subsequent equivalent legislation) no 
further windows, including dormer windows, or other openings shall be formed in the 
side elevations of the dwelling without prior written permission of the Local Planning 
Authority.

Reason:  To safeguard the privacy and amenity of occupiers of neighbouring 
properties and to accord with Policy DS5 of the Local Plan for Bradford
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19/01814/HOU

97 Mayo Avenue
Bradford
BD5 8HR
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Item: F
Ward: WIBSEY
Recommendation:
TO REFUSE PLANNING PERMISSION

Application Number:
19/01814/HOU

Type of Application/Proposal and Address:
This is a planning application for a two storey side and rear extension to 97 Mayo Avenue, 
Bradford, BD5 8HR

Applicant:
Mrs Robina Azam

Agent:
Mr Mukesh Bhatt

Site Description:
The property is a semi-detached dwelling situated on a very busy main road which provides 
one of the main access routes to the M606 motorway.  The property is set back from the 
highway and has a generous sized front, side and rear garden.

Relevant Site History:
95/01647/FUL- Rear extension and garage - Granted 04.10.1995

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;

ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;

iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.
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Local Plan for Bradford:
The Core Strategy for Bradford was adopted on 18 July 2017 though some of the policies 
contained within the preceding Replacement Unitary Development Plan (RUDP), saved for 
the purposes of formulating the Local Plan for Bradford, remain applicable until adoption of 
Allocations Development Plan Documents.  The site is unallocated on the RUDP.

Core Strategy Policies
DS1 - Achieving good design 
DS3 - Urban character
DS5 - Safe and Inclusive Places

Parish Council:
Not applicable.

Publicity and Number of Representations:
The application was publicised with neighbour notification letters.  The publicity
Period expired on 28 May 2019.  One email of support has been received from a Ward 
Councillor.

Summary of Representations Received:
A Ward Councillor requested that this application is referred to the planning committee if 
recommended for refusal for the following reasons: 

• There is no potential overlooking due to there being no windows in the extension.
• No detriment and loss of light is marginal.
• Purpose of extension is to provide ground floor living bedroom and wet room for a 

disabled person.
• Support application and if minded to refuse request to go to planning panel.

Consultations:
None.

Summary of Main Issues:
1. Residential Amenity.
2. Visual Amenity.
3. Highway Safety.
4. Other Issues Raised in Representations.

Appraisal:
The proposal is for a two storey side extension which will be positioned over the existing 
garage, the ground floor element of the extension will protrude beyond the rear elevation of 
the host dwelling.  The first floor element will involve increasing the size of an existing first 
floor extension.  
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1. Residential Amenity
The size and position of the proposed first floor element of the side extension is considered 
to result in an overbearing effect on the rear garden and rear habitable room windows of 1 
Raymond Drive.  The proposed first floor extension will be around 1m from the boundary with 
No.1 and around 6m to its rear habitable room windows.  There is also a drop in levels 
towards No.1 which exacerbates the harm to this neighbour.  No sections have been 
provided at the time of report writing but the proposed extension is unlikely to clear a 25 
degree line taken from the ground floor habitable room windows of 1 Raymond Drive.  

Consequently, given the close proximity of the extension to the rear wall of 1 Raymond Drive 
and the drop in levels the proposal is considered to have significant adverse impact to 
residential amenity by means of overbearing and loss of outlook to the rear garden and 
habitable room windows of this property.  

Notwithstanding the above concerns, it is accepted that the side extension will not result in 
any significant overlooking issues as there are no windows in the side elevation facing 
Raymond Drive and distances are sufficient to the front and rear.  

The ground floor element of the proposed extensions is not considered to cause any 
significant adverse impact to residential amenity of the adjoining neighbouring dwelling 
houses.  However, due to the size and position of the first floor extension the proposal is 
considered to be unacceptable when measured against policy DS5 of the Core Strategy 
Development Plan Document and guidance contained within the Householder 
Supplementary Planning Document.
 
2. Visual Amenity
The proposal seeks permission for a two-storey side extension which will be positioned on 
the existing garage extension.  The existing first floor rear extension will merge with the first 
floor element of the proposal.  The proposal will be built of materials to match those of the 
existing dwelling and will not appear to be incongruous in the street scene.  The extension 
will be in-keeping with the design of the host dwelling and will appear to be proportionate.
The proposal is therefore considered acceptable and compliant with policies DS1 and DS3 of 
the Core Strategy Development Plan Document and the Council's adopted Householder 
Supplementary Planning Document.

3. Highway Safety
The proposal does not affect the existing parking and access arrangements and is therefore 
unlikely to result in any significant harm to highway safety.

4. Other Issues Raised in Representation
Reference has been made to the need for the extension to provide suitable living 
accommodation for a disabled person.  The proposed plans show the ground floor will be 
used to meet the needs in question.  The ground floor element is not considered to have an 
adverse impact on residential amenity, it is considered that the needs for the extension 
mentioned in the representation can be met by constructing the ground floor extension only.  
The internal floor plans show that the first floor will not be used in order to accommodate a 
disabled person; rather the plans propose to extend an existing bedroom.  The needs of the 
disabled person who resides at this address are not therefore considered to overcome the 
clear and substantial harm identified above.
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Community Safety Implications:
The proposal does not present any community safety implications.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  The issues with regard 
thereto are noted above in relation to this application but do not raise any matters that would 
outweigh the material planning considerations.

Reasons for Refusal:
1. The proposed first floor element of the side extension would, by reason of scale, a 

drop in ground levels between the site and the affected property and the close 
proximity to habitable room windows and the rear garden area of 1 Raymond Drive 
result in an overbearing impact and loss of outlook which would significantly harm the 
residential amenity of this neighbouring dwelling.  This is considered to be contrary to 
Policy DS5 of the Core Strategy Development Plan Document and the Council's 
adopted Householder Supplementary Planning Document.
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19/01724/FUL

Land At 44 Pasture Walk
Bradford
BD14 6JS
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Item: G
Ward: CLAYTON AND FAIRWEATHER GREEN
Recommendation:
TO REFUSE PLANNING PERMISSION

Application Number:
19/01724/FUL

Type of Application/Proposal and Address:
This is a full planning application seeking permission for the construction of a two storey 
block of four apartments and a two storey extension of an existing block to create two further 
apartments.  The application comes with associated works to the parking layout.  Land At 44 
Pasture Walk, Bradford, BD14 6JS.

Applicant:
Mr Malik

Agent:
Mr Michael Ainsworth

Site Description:
The site compromises a residential street lined by what are in appearance and external 
layout typical two-storey residential dwellings, albeit these may be subdivided to form 
apartments.  At the turning head the street has been extended with a communal parking area 
which serves existing dwellings and a relatively new apartment block of a similar form and 
appearance to the existing buildings.  Mature trees are notable off the parking area and in the 
North West corner beyond the current parking area.

Relevant Site History:
06/00313/FUL - Construction of 10 flats on site of existing garages – Refused 20.06.2006 on 
the following grounds:  No recreation sum, harm to neighbouring amenity and loss of trees.
06/04805/FUL - Construction of ten flats on site of existing garages – Granted 18.09.2006.
10/02604/FUL - Retrospective application for construction of ten flats including re-siting of 
block of four flats and amendments to parking – Granted 11.11.2010.
18/04932/FUL - Construction of one 2 storey block of 5 apartments and one 2 storey block of 
2 apartments, with amended car parking – Refused 05.03.2019 on the following grounds:  
Impact on protected trees, harm to neighbouring amenity through overlooking, overbearing 
and overshadowing.

The National Planning Policy Framework (NPPF):
The NPPF is a material planning consideration on any development proposal.  The NPPF 
highlights the fact that the purpose of the planning system is to contribute to the achievement 
of sustainable development and that there is a presumption in favour of sustainable 
development, which can deliver:-

i) Planning for prosperity (an economic role) - by ensuring that sufficient land of the right 
type and in the right places is available to allow growth and innovation;
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ii) Planning for people (a social role) - by promotion of strong, vibrant and healthy 
communities by providing an increase supply of housing to meet the needs of present 
and future generations and by creating a good quality built environment with 
accessible local services;

iii) Planning for places (an environmental role) - by protecting and enhancing the natural, 
built and historic environment, adapting to climate change including moving to a low-
carbon economy.

As such the NPPF suggests local planning authorities should approve development 
proposals that accord with statutory plans without delay.

Local Plan for Bradford:
The Core Strategy Development Plan Document was adopted on 18 July 2017 though some 
of the policies contained within the preceding Replacement Unitary Development Plan 
(RUDP), saved for the purposes of formulating the Local Plan for Bradford, remain applicable 
until adoption of Allocations and Area Action Plan development plan documents.  The site is 
unallocated.  Accordingly, the following adopted Core Strategy policies are applicable to this 
proposal.

Core Strategy Policies
DS1- Achieving Good Design
DS2 - Working with the Landscape
DS3 - Urban character
DS5 - Safe and Inclusive Places
HO8 – Housing Mix
EN5 - Trees and woodlands
TR2 - Parking Policy

Parish Council:
Clayton Parish Council

Publicity and Number of Representations:
The application has been publicised via individual neighbour notification letters and by the 
display of a site notice.  The publicity period expired on 16.05.2019.  The application has 
generated 9 representations.

Summary of Representations Received:
The representations received are all in support of the proposed development, and do so on 
the following grounds: 

Decrease anti-social behaviour.
Reduce opportunities for fly tipping.
Visual improvement.
Architectural design of the building.
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Consultations:
Trees team – No Arboricultural details have been submitted to support the application and 
despite the claim that no trees will be impacted upon to accommodate the development, the 
plans clearly show T2 of TPO 06/00042/I to be removed with no scope for replacement 
resulting in the permanent loss of the amenity that this tree provides.  With respect to the 
trees to the North of the site (closest to No 44) although the building is now shown to be 
further away from them, no Arboricultural details have been provided to demonstrate that 
they will not be adversely affected by the development.
Rights of Way (ROW) – Informative required regarding protection of ROW during any 
construction.
Highways Development Control – No adverse implications for highway safety, conditions 
suggested.
Clayton Parish Council – No objection.
Environmental Health – Should the application be granted conditions are required in respect 
of; a phase 1 site investigation, proportionate phase 2 site investigation and risk assessment, 
remediation strategy, remediation verification, unexpected contamination and material 
importation.
Planning and Highway Access Forum (PHAF) - Accessibility, plans appear to show stepped 
access.  Beyond accessibility issues the layout has general planning concerns.

Summary of Main Issues:
1. Principle.
2. Residential Amenity.
3. Visual Amenity and trees.
4. Highway Safety.

Appraisal:
1. Principle
Permission is sought for the construction of one two storey block creating four apartments 
and one two storey extension to an existing building creating an additional two apartments.  
The application also includes associated works to the car parking arrangements.

The site is unallocated on the Replacement Unitary Development Plan and as such there 
would be no policies seeking to resist the principle of this development.  As the site is an 
established residential cul-de-sac consisting of similar forms of development the use would 
sit comfortably with the existing established land use.  Furthermore, the provision of 
apartment style accommodation would add to the districts housing mix.

The proposal remains subject to an assessment of the local impact of the development, and 
as detailed in the planning history there are two comparable schemes that have been refused 
planning permission.  This application is a re-submission of the most recent refusal, 
application reference:  18/04932/FUL.
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2. Residential Amenity
The NPPF stipulates that planning should seek to secure a high standard of design and a 
good standard of amenity for all existing and future occupants of land and buildings.  The 
impact on neighbouring amenity resulted in two of the previous reasons for refusal; 
overlooking and physical dominance and overshadowing.  These impacts were both as a 
consequence of the new build apartment block.  In an effort to overcome these concerns, 
and the third reason for refusal (the impact on protected trees) the apartment block has been 
reduced in size and obscure glazing has been introduced to a number of the windows.

The use of obscure glazing is considered to overcome the overlooking concerns.  With the 
exception of one window in the rear elevation, where windows remain transparent 
satisfactorily spacing distances are achieved.  The exception in the rear elevation will allow a 
level of overlooking, but this could also be conditioned to be obscure glazed without harming 
the amenity of the occupants given the open plan layout of the apartment this serves.  It is 
therefore accepted that the proposal no longer represents a significant threat to neighbours 
privacy.

The restricted nature of the site means that all the threats to neighbouring amenity have not 
been satisfactorily addressed.  The proposed two storey apartment block remains in a 
position where given the proximity to the boundary, the scale and massing will have adverse 
implications for the occupants of 109 Pentland Avenue.  The proposed building whilst 
reduced in length from the previous submission, at a length of approximately 14.8m still runs 
a significant proportion of the neighbour’s garden, this is at a continuous two storey height 
and with only a 1.7m gap retained.  The apartment block will subsequently appear physically 
dominating and as the garden sits to the west of the building it will be impacted a notable 
increase in the level of overshadowing experienced.  The proposal therefore remains harmful 
to neighbouring amenity and contrary to the requirements of the NPPF and policy DS5 of the 
Core Strategy Development Plan Document.

In respect of the extension of the existing apartment building, this aspect has been designed 
to minimise the impact on the surrounding neighbouring properties, and the plans 
demonstrate that the relationships with the adjoining and neighbouring dwellings to the rear 
and side will be acceptable.  Specifically the extension at two storeys is set away from the 
shared rear boundary leaving a 45 degree line from the nearest habitable room window 
unbroken, and ensuring the main massing is set in off the boundary.  To the rear adequate 
spacing distance is provided to ensure overlooking is within acceptable tolerances, and to the 
side a 25 degree line is demonstrated from the ground floor habitable room window.  The 
extension does bring the massing closer to the shared side boundary, but given the roof 
design and favourable orientation this relationship is considered acceptable.

3. Visual Amenity and Trees
The apartment block extension has been designed as an integrated extension.  The most 
notable aspect is the roof design which introduces a hip style roof to this end of the 
apartment block.  Whilst this is somewhat alien within the immediate street scene there are 
other hip roofs within the locality, and it would as such not represent a particularly 
incongruous feature.  On balance this aspect is therefore considered to respect the layout 
and appearance of the locality whilst providing a functional development that will not harm 
the amenity of the existing residents.  
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The new build apartment block viewed in its own right is considered acceptable and is 
comparable in form and appearance to the neighbouring apartment block.  The relationship 
between the two is a touch contrived, but given the position within the street scene this is not 
seen as being particularly detrimental to the amenity of the street scene.  

The main concerns with this aspect are the loss of 1 potentially 3 protected trees 
(TPO06/00042/1).  The build has been set back from the two protected trees within North 
West corner of the site, but still retains a close relationship encroaching within the crown 
spread of the nearest tree.  This raises concerns about a pressure to lop and fell the trees, 
and no tree survey has been submitted to demonstrate that the build itself can occur without 
resulting in direct harm to the protected trees.  Furthermore, the submission pays little regard 
to the loss of a protected tree to the front of the new build, which will be removed to facilitate 
a new parking layout.  

These trees are established trees, which have been protected due to their amenity value, 
their loss is clearly undesirable and the role of trees in within the urban environment should 
not be under estimated as these features cannot be readily replaced.  In this instance, whilst 
not proposed, the opportunity for replacement planting is also extremely limited.  The harm or 
loss of the protected trees will therefore be to the detriment of the amenity of the area and 
contrary to the requirements of policies EN5, DS1, DS2 and DS3 of the Core Strategy DPD.

4. Highway Safety
The proposed development is considered acceptable in highway safety terms with 
satisfactory access and parking provision provided.  The Council’s highway officer raises no 
objections and the requirements of the NPPF are duly satisfied.

Community Safety Implications:
None foreseen.

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups.  It is not however 
considered that any issues with regard thereto are raised in relation to consideration of this 
application.

Reasons for Refusal:
1. The site includes a number of trees protected by a Tree Preservation Order.  The 

proposal results in the direct loss of one, the remaining two are in close proximity to 
the proposed new apartment block and associated habitable room windows.  The 
direct loss of the protected tree is undesirable, and the application also fails to clearly 
demonstrate that the development will not result in the direct loss or future demand for 
lopping or felling of the remaining protected trees to the long-term detriment of the 
visual amenity of the area as a whole.  The proposal is therefore found to be contrary 
to Policies EN5, DS1, DS2 and DS3 of the Core Strategy Development Plan.
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2. The proposed two-storey blocks of flats would be in such close proximity to adjacent 
residential properties as to result in an over bearing relationship and over shadowing 
of private amenity spaces.  As such it would be detrimental to the amenity of existing 
and future residents and would be contrary to Policy DS5 of the Core Strategy 
Development Plan Document.


