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Report of the Assistant Director (Planning, 
Transportation & Highways) to the meeting of 
Regulatory and Appeals Committee to be held on 7th 
November 2019.

Q

Subject:  
Outline application for residential development of up to 100 dwellings with all matters 
reserved apart from access, land at Goose Cote Lane, Oakworth, Keighley.

Summary statement:
This is an outline application for 100 houses, with details of access submitted. The layout, 
appearance and landscaping of the development are not part of this application.

An earlier application was refused by this Committee in 2018 for 130 residential units at 
the site.

The application site is located within the Green Belt and the proposed development is 
considered to represent inappropriate development within the Green Belt, as defined by 
policy GB1 of the Replacement Unitary Development Plan and Section 9 of the National 
Planning Policy Framework. This site is also part of an area of mixed upland pasture along 
the sides of the Worth Valley, within the North Beck Valleys Landscape Character Area 
SPD, with the landscape character adversely affected by the proposed development.

The applicant has not provided evidence to demonstrate that, either very special
circumstances exist to override Green Belt policy, or that the adverse impact of 100 
houses on the character of the local landscape could be appropriately mitigated. There 
are not believed to be any material considerations that would override the relevant 
provisions of the Development Plan in respect of Green Belt policy, or the requirement for 
development to make a positive contribution towards the conservation, management and 
enhancement of the diversity of landscapes within the District. Therefore, it is 
recommended that the planning application is refused for the reasons included in 
Appendix 1.
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1. SUMMARY
The proposal is for 100 houses, with only the means of access applied for.   

The application site is located within Green Belt and is considered to represent 
inappropriate development, with planning policy confirming that inappropriate 
development is, by definition, harmful to the Green Belt and should not be approved, 
except in very special circumstances. When considering a planning application, local 
planning authorities should ensure that substantial weight is given to any harm to the 
Green Belt. Very special circumstances will not exist unless the potential harm to the 
Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by 
other considerations.

The applicant contends that the harm the development would cause to the Green Belt 
would be limited by virtue of the fact that the site is surrounded on three sides by existing 
development and that the proposal would provide a linear form of development which 
would ‘slot in’ and complement the existing development on the opposite side
of Goose Cote Lane. However, these arguments are not considered valid. In fact, less 
than 1/3rd of the application site borders existing development, with the other 2/3rds of the 
site boundary being onto open countryside.

The application has been submitted in advance of the adoption of the Allocations
Development Plan Document (DPD) and the associated Green Belt Review process,
where the need for the release of Green Belt Land for housing and employment within
each settlement/functional area within the District will be properly and robustly considered.

Taking account of the above, it is not considered that the case for the development are 
sufficient to outweigh the harm the development would cause to the Green Belt, either 
when considering the harm in isolation, or when considered in combination with the harm 
the development would cause to the character of the landscape. Therefore very special 
circumstances are not considered to exist which would justify an exception to the policy of 
development restraint within the Green Belt.

In addition to the harm caused to the Green Belt, the development would also be harmful 
to the character of the landscape. The site is within an area of mixed upland pasture along 
the sides of the Worth Valley, within the North Beck Valleys Landscape Character Area, 
which is particularly vulnerable to major changes. The development would cause a 
significant extension of residential development along the sides of the Worth Valley, 
adversely affecting the setting of the Keighley and Worth Valley Railway and causing a 
noticeable degradation to the landscape of the area, as viewed from numerous locations, 
on the south side of the Worth Valley.

It is recommended that planning permission is refused for the reasons set out within the 
Technical Report at Appendix 1.
  
2. BACKGROUND
An outline planning application for residential development of land for 100 market 
dwellings, 30 affordable sheltered dwellings, on-site green space, ecological and 
landscape enhancement, requesting consideration of access was refused by this 
Committee in April 2018. There were four reasons for refusal - the proposal is for 
inappropriate development within the Green Belt. The considerations in favour of the 
development are not considered to counterbalance the harm the development would 
cause to the Green Belt, either when considered in isolation or in combination with the 
other harm the development would cause. The proposal is contrary to saved policy GB1 of 
the replacement Unitary Development Plan and Section 9 of the National Planning Policy 
Framework; the development would unacceptably harm the character of the landscape to 
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the detriment of the local tourist industry and the adjacent heritage railway line. The 
proposal is contrary to Core Strategy Policies PN1 and EN4; the application does not 
properly and fully assess land stability issues associated with the site or how land stability 
may affect the development viability, layout, design and requirement for retaining 
structures. The proposal is contrary to Core Strategy Policy EN8; the application does not 
properly assess the archaeological potential of the site or the potential archaeological 
impact of the development and how this may be mitigated. The proposal is contrary to 
Core Strategy Policy EN3. 

The application is reported to Committee as there have been more than 6 letters 
supporting the application, contrary to the recommendation.

Appendix 1 is the Technical Report of the Assistant Director (Planning, Transportation and 
Highways). This identifies the material considerations relevant to the application.

3. OTHER CONSIDERATIONS
All considerations material to the determination of this planning application are set out in 
Appendix 1.

4. FINANCIAL & RESOURCE APPRAISAL
The presentation of the proposal is subject to normal budgetary constraints.

5. RISK MANAGEMENT AND GOVERNANCE ISSUES
No implications.

6. LEGAL APPRAISAL
The proposals are within the Council powers as Planning and Highway Authority subject 
to appropriate consents being granted.       

7. OTHER IMPLICATIONS

7.1 EQUALITY & DIVERSITY
Section 149 of the Equality Act 2010 states that the Council must, in the exercise of 
its functions “have due regard to the need to eliminate conduct that is prohibited by  
the Act, advancing equality of opportunity between people who share a protected 
characteristics and people who do not share it, and fostering good relations 
between people who share a protected characteristic and people who do not share 
it. For this purpose section 149 defines “relevant protected characteristics” as 
including a range of characteristics including disability, race and religion. In this 
particular case due regard has been paid to the section149 duty but it is not 
considered there are any issues in this regard relevant to this application.

7.2 SUSTAINABILITY IMPLICATIONS
The NPPF confirms that the purpose of the planning system is to contribute to the 
achievement of sustainable development and that there are three dimensions to 
Sustainable Development: 

an economic role – contributing to building a strong, responsive and competitive economy, 
by ensuring that sufficient land of the right type is available in the right places and at the 
right time to support growth and innovation; and by identifying and coordinating 
development requirements, including the provision of infrastructure; 
a social role - supporting strong, vibrant and healthy communities, by providing the supply 
of housing required to meet the needs of present and future generations; and by creating 
a high quality built environment, with accessible local services that reflect the community’s 
needs and support its health, social and cultural well-being; 
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and an environmental role - contributing to protecting and enhancing our natural, built and 
historic environment; and, as part of this, helping to improve biodiversity, use natural 
resources prudently, minimise waste and pollution, and mitigate and adapt to climate 
change including moving to a low carbon economy. 

The proposal is for the development of a green field area of land on the western periphery 
of Keighley. Although the Development Plan provides for significant residential growth 
within Keighley this should only take place on sites which are suitable and do not cause 
unacceptable social and environmental harm. 

The report at Appendix 1 explains why the proposed development is considered to cause 
unacceptable harm to the Green Belt and the character of the landscape. Due to the 
development’s failure in relation to these factors the application cannot be considered to 
be for sustainable development as defined by the NPPF.          

7.3     GREENHOUSE GAS EMISSIONS IMPACTS
New development will invariably result in the release of additional greenhouse gases 
associated with both construction operations and the activities of future occupiers. 
However, the Development Plan seeks to limit such impacts both by directing new 
development to sustainable locations, either close to existing centres or well-connected to 
those centres in terms of public transport, and also by requiring air quality mitigation to be 
incorporated into new developments, such as through travel planning measures and the 
provision of electric vehicle charging points. 

In relation to these matters it should be noted that the proposed development site is on the 
periphery of the settlement and is less well-connected to existing shops and facilities than 
other potentially available housing sites. The scoring of alternative sites in terms of 
sustainability factors would be a consideration in the allocation of land through the 
Allocations DPD. Premature proposals, such as the current application, would prejudice 
the proper consideration of what land is allocated for new development, in terms of 
sustainability and connectivity.

7.4 COMMUNITY SAFETY IMPLICATIONS
Core Strategy Policy DS5 states that development proposals should be designed to 
ensure a safe and secure environment and reduce the opportunities for crime. In this 
instance, it is not considered that there are grounds to conclude that the proposed 
development would create an unsafe or insecure environment or increase opportunities 
for crime, in accordance with adopted Core Strategy Policy DS5.

7.5      HUMAN RIGHTS ACT
Article 6 - right to a fair and public hearing. The Council must ensure that it has 
taken into account the views of all those who have an interest in, or whom may be 
affected by the proposal. 

7.6 TRADE UNION
None

7.7 WARD IMPLICATIONS
None

7.8     AREA COMMITTEE ACTION PLAN IMPLICATIONS
None

7.9 IMPLICATIONS FOR CORPORATE PARENTING
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None

7.10 ISSUES ARISING FROM PRIVACY IMPACT ASSESMENT
None

8. NOT FOR PUBLICATION DOCUMENTS
None

9. OPTIONS
If the Committee accepts the recommendation to refuse planning permission, the 
Assistant Director (Planning, Transportation and Highways) can be authorised to refuse 
planning permission either for the reasons set out in this report, or for any other valid 
planning reasons which the Committee consider to apply. 

Alternatively, if the Committee decides that planning permission should be approved, it 
may resolve that planning permission should be granted either unconditionally or subject 
to conditions. Reasons for approval should be given based upon development plan 
policies and or other material planning considerations. 

The Consultations Direction 2009 directs that, where a local planning authority does not 
propose to refuse an application for planning permission for inappropriate development 
within the Green Belt, involving the development of buildings > 1,000 sq.m. floor space, 
the LPA shall consult the Secretary of State for a decision on whether or not to ‘call in’ the 
application. Therefore, if the Committee are minded to grant planning permission, the 
Secretary of State must be consulted before determining the application.

10. RECOMMENDATION
This application is recommended for refusal, for the reasons outlined in the report. 

11. APPENDICES
Appendix 1 Technical report.

12. BACKGROUND DOCUMENTS
National Planning Policy Framework 2018
Adopted Core Strategy 2017
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APPENDIX 1

Ward
Worth Valley

Recommendation
The application is recommended for refusal.   

Application No. 
18/05104/MAO

Type of application
Outline application for residential development of up to 100 dwellings with all matters 
reserved apart from access, land off Goose Cote Lane, Oakworth. 

Applicant
GCL Developments

Agent
DPA Planning Ltd

Site Description
The application site is a greenfield site, last in use as grazing land, forming part of an area 
of mixed upland pasture stretching along part of the Worth Valley. Goose Cote Lane 
broadly defines the southern extent of existing residential development, albeit with a small 
residential enclave extending south from Goose Cote Lane, to the west of the application 
site. The application site slopes down towards the River Worth and the Keighley and 
Worth Valley Railway line, at the valley bottom. Damems Station is located approximately 
300 metres east of the application site. A caravan park is located on the opposite side of 
the valley to the application site. 

Surrounding land uses are primarily residential to the north, north-east and agricultural to 
the east, south and south-west. The properties to the north-west of the application site 
comprise traditional farmhouse and barn-type buildings arranged in an informal pattern. 
The properties to the north, on Goose Cote Lane are arranged in a traditional estate 
format, comprising both bungalows (along the western part of the frontage) and semi-
detached two- storey houses (along the eastern part of the frontage). 

The application site is dissected by several field boundaries comprising dry stone walls, 
and the site frontage on Goose Cote Lane is also defined by a dry-stone wall, with field 
gate access. Electricity lines also transect part of the application site. 

The application site has the appearance of grazing land, undulating in places and sloping 
steeply to the south. The southernmost part of the site appears to have suffered some 
localised land slippage.

Relevant Site History
18/00214/MAO Outline application for residential development of land for 100 market 
dwellings, 30 affordable sheltered dwellings, on-site green space, ecological and 
landscape enhancement, requesting consideration of access, Goose Cote Lane, 
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Oakworth, Keighley. This application at the same site was refused by Committee in April 
2018.

The reasons for refusal being – 

 The proposal is for inappropriate development within the Green Belt. The 
considerations in favour of the development are not considered to counterbalance 
the harm the development would cause to the Green Belt, either when considered 
in isolation or in combination with the other harm the development would cause. 
The proposal is contrary to saved policy GB1 of the replacement Unitary 
Development Plan and Section 9 of the National Planning Policy Framework.

 The development would unacceptably harm the character of the landscape to the 
detriment of the local tourist industry and the adjacent heritage railway line. The 
proposal is contrary to Core Strategy Policies PN1 and EN4.

 The application does not properly and fully assess land stability issues associated 
with the site or how land stability may affect the development viability, layout, 
design and requirement for retaining structures. The proposal is contrary to Core 
Strategy Policy EN8.

 The application does not properly assess the archaeological potential of the site or 
the potential archaeological impact of the development and how this may be 
mitigated. The proposal is contrary to Core Strategy Policy EN3.

RUDP
Allocation
Green belt

Core Strategy
As the site is within the Green Belt, saved policy GB1 of the Replacement Unitary 
Development Plan (RUDP) is relevant. The majority of non-allocation related policies 
within the RUDP have now been superseded by those set out in the Core Strategy. The 
following adopted Core Strategy policies are considered to be particularly relevant to the 
proposed development: 
 AD1 Airedale 
 EN1 Open Space, Sports and Recreational 
 EN2 Bio-diversity and Geo-diveristy 
 EN3 Historic Environment 
 EN4 Landscape 
 EN8 Environmental Protection Policy 
 DS1 Achieving Good Design 
 DS2 Working with the Landscape 
 DS3 Urban character 
 DS4 Streets and Movement 
 DS5 Safe and Inclusive Places 
 TR1 Travel Reduction and Modal Shift 
 TR2 Parking Policy 
 TR5 Improving Connectivity and Accessibility 
 HO1 Scale of Housing Required 
 HO2 Strategic Sources of Supply 
 HO3 Distribution of Housing Requirement 
 HO4 Phasing and Release of Housing Sites 
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 HO5 Density of Housing Schemes 
 HO6 Maximising use of Previously Developed Land 
 HO7 Housing Site Allocation Principles 
 HO8 Housing Mix 
 HO9 Housing Quality 
 HO11 Affordable Housing 

The National Planning Policy Framework (NPPF).
The National Planning Policy Framework is a material planning consideration on any 
development proposal.

Local planning authorities are required to approach decisions on proposed development in 
a positive and creative way. They should use the full range of planning tools available, 
including brownfield registers and permission in principle, and work proactively with 
applicants to secure developments that will improve the economic, social and 
environmental conditions of the area. Decision-makers at every level should seek to 
approve applications for sustainable development, where possible

Planning legislation requires that applications for planning permission be determined in 
accordance with the Development Plan, unless material considerations indicate otherwise.

Where a need for affordable housing is identified, planning policies should specify the type 
of affordable housing required, and expect it to be met on-site unless: a) off-site provision 
or an appropriate financial contribution in lieu can be robustly justified; and b) the agreed 
approach contributes to the objective of creating mixed and balanced communities.

Planning policies and decisions should promote an effective use of land in meeting the 
need for homes and other uses, while safeguarding and improving the environment and 
ensuring safe and healthy living conditions. Strategic policies should set out a clear 
strategy for accommodating objectively assessed needs, in a way that makes as much 
use as possible of previously-developed or ‘brownfield’ land.

Substantial weight is given to the value of using suitable brownfield land within settlements 
for homes and other identified needs.

Planning policies and decisions should make more intensive use of existing land and 
buildings, especially where it would help to meet housing need.

The creation of high quality buildings and places is fundamental to what the planning and 
development process should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make 
development acceptable to communities. Being clear about design expectations, and how 
these will be tested, is essential for achieving this. So too is effective engagement 
between applicants, communities, local planning authorities and other interests throughout 
the process.

Planning policies and decisions should ensure that developments: a) will function well and 
add to the overall quality of the area, not just for the short term but over the lifetime of the 
development; b) are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping; c) are sympathetic to local character and history, 
including the surrounding built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change (such as increased densities); d) establish 
or maintain a strong sense of place, using the arrangement of streets, spaces, building 
types and materials to create attractive, welcoming and distinctive places to live, work and 
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visit; e) optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and support 
local facilities and transport networks; and f) create places that are safe, inclusive and 
accessible and which promote health and well-being, with a high standard of amenity for 
existing and future users; and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience.

Parish Council
Keighley Town Council object to the application, it being no different from a previous 
application submitted for this site

Publicity and Representations
The application was advertised through site notices and in the local press and the publicity 
period expired on 10 January 2019. There have been 389 objections to the application 
and 12 in support of the application.

Summary of Representations Received
The letters in support comment on the need for houses in the district and the provision of 
affordable houses.

The objections to the application comment on: 

- Loss of Green Belt
- Adverse affect on wildlife 
- Adverse affect on SSSI
- Loss of privacy 
- Loss of residential amenity
- Loss of right and public access 
- Loss of visual amenity
- Traffic and pedestrian safety 
- Traffic congestion
-  Inadequate drainage
-  Nuisance, noise, fumes, dirt & disturbance 
- Out of keeping with surroundings 
- Poor/unsuitable vehicular access
- Overshadowing
- Pollution of watercourse  

A Ward Councillor and two other Councillors have objected to the application.

The grounds given for refusal remain unchanged and so this renewed application should 
by rights be similarly refused.

The MP has also objected to the application in that the fundamental reasons for the 
refusal of the previous application have not altered, therefore the outcome of this 
application should be the same.

No special circumstances have been demonstrated in this application and so it should be 
refused in accordance to Policy GB1 of the replacement Unitary Development Plan and 
Section 9 of the National Planning Policy Framework.

The proposed development certainly does not 'slot in' alongside existing housing on 
Goose Cote Lane, and so cannot be considered a linear form of development, as claimed.
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The building of 100 new homes with provision for around 160 cars, in addition to the two 
substantial neighbouring developments, will create a significant increase in congestion 
(both locally and into Keighley), queuing, delays, pollution and noise for local residents. 

Airedale NHS Trust
This proposed development comprises of 100 dwellings and based on the 2011 Census 
average household size per dwelling of 2.4 calculated that this development would 
accommodate 312 residents. This means that this development would generate 35 
interventions for the Trust based on the calculation above. The contribution requested is 
based on this calculation and the request is fairly and reasonably related in scale. Without 
the contribution, the development would not be because the consequence would be 
inadequate healthcare services and it would adversely impact on the delivery of ealthcare 
in the Trust’s area.

As a consequence of the above, it is necessary that the developer contributes towards the 
cost to maintain service delivery during the first year of occupation of each dwelling. 

The contribution requested for this proposed development is £26,371. This contribution 
would be used directly to provide additional services to meet patient demand. 

Consultations
Keighley & Worth Valley Railway
Acknowledges that the scale of the development is reduced from the application lodged 
earlier in the year, we continue to be concerned that the application will impact negatively 
on our attractiveness to visitors and therefore impact on our long-term future, as well as 
reducing the amount of tourism revenue generated in the area.

As one of the few heritage railways that can tell a story of social history, travelling past the 
mills and open spaces that explain very clearly the history of the railway and the area’s 
role in the industrial revolution. Whilst this may seem like a call to avoid progress and 
development, it is not. It is a request to respect the past and to respect the importance of 
learning from history, which developments such as this take us a step further toward 
obliterating.

The Planning Statement discusses the impact of the incursion into the Green Belt and the 
visual impact of the development, but appears to focus entirely on the immediate vicinity 
rather than taking into account the deleterious view across the Valley and not just from the 
Railway line. The commentary in section 5.17 et seq notes the steps taken to reduce the 
visual impact for our passengers, which we do welcome, but note that it still relies on the 
tree screening discussed above.

The level-crossing facility at Damems, which is close to the proposed development, is a 
single-carriageway crossing and leads to the A629 up a very poorly-maintained road. The 
crossing is currently used infrequently by road traffic, and with the road being closed to 
traffic every 45 minutes or so on our operational days, could prevent the flow of what is 
likely to be an increased traffic load. 

We reiterate our concern that developments of this nature will allow urban creep into what 
was previously green belt and impact negatively on the attractiveness of the area to 
tourists. Continuing to erode the green belt and open spaces in the area will result in a 
denuding of the district’s distinctive, varied character that blends the urban and the rural. 
We are unclear how a development of this nature is congruent and compatible with the 
existing land use, with a housing scheme denigrating the character of the area. 
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WYAAS
The WYAAS recommend that the applicant be required to provide an evaluation, based on 
appropriate analytical methods, of the full archaeological implications of the proposed 
development. Further recommend that a planning decision be deferred, on the grounds 
that the planning authority requires further information in order to reach an informed 
decision, until the results of the evaluation have been received and assessed by WYAAS, 
as your advisors on archaeological matters.

Landscape 
The proposal is in outline for residential development of up to 100 dwellings, with all 
matters reserved apart from access.

The site is designated Green Belt, Policy SC7. The Governments current policy for Green 
Belt is expressed in the National Planning Policy Framework (NPPF), the fundamental aim 
being “to prevent urban sprawl by keeping land permanently open”. National planning 
policy sets out that Green Belt serves five purposes: 

• to check the unrestricted sprawl of large built-up areas; 
• to prevent neighbouring towns merging into one another; 
• to assist in safeguarding the countryside from encroachment; 
• to preserve the setting and special character of historic towns; and 
• to assist in urban regeneration, by encouraging the recycling of derelict and other urban 
  land.

The development undermines green belt, as its location is wholly within designated green 
belt. The development extends the urban edge of Keighley into the Worth Valley and as 
such it is not infill. However, if this development proceeds it would create potential for infill 
on an adjacent site. The field alongside Damens Lane and Damens Farm would become 
enveloped on three sides by housing with potential more development. The knock-on 
implication of further green belt release means that the future potential cumulative 
negative impact on landscape character could ultimately be more significant than is 
suggested by this particular application alone.      

In the Executive Summary of the LVIA claims that the change in information is the 
inclusion of stand-alone visualisations from the railway which they claim shows that the 
development will not affect the Worth Valley Railway. The attached amended LVIA shows 
tree planting screen on the boundary of the proposed development, however, it’s clear 
that the scale of the trees shown on the visuals could be estimated to be around 20+ 
years old. 

The development would be clearly visible for a number of years until trees were 
established. This is a sloping site in a compact valley setting, and consequently it is not 
possible to screen the proposed development from all the well frequented locations from 
which it can be seen. The negative landscape and visual impact and erosion of the green 
belt are significant factors against this proposal.

The concern is not just about the visual impact from the Worth Valley railway but other 
significant views that would be affected. Views towards the  site from Halifax Road are at 
a closer range that those from the Worth Way, and the significance of the impact may be 
underestimated in the case of ‘Viewpoint 3’, considering that there is a stretch of the road 
approximately 300 metres long between the edge of Keighley and Cross Roads that has 
no tree screening. It should also be noted that any screening due to tree cover will not be 
as effective during the winter as it is during the summer.    



14

Mitigation measures might also include planting a tree belt on the south western side of 
the development, where the ‘new’ residential edge will be conspicuous in longer distance 
views towards Keighley from higher up the Worth Valley (e.g. Viewpoint 4 & Viewpoint 2). 
The existing dry stone wall that forms the south western site boundary is built along a 
sloping ridgeline on the hillside, so it is quite prominent when viewed from the Haworth 
side. New houses built right up to this boundary could be one of the most prominent 
aspects of this development. In views from Vale Mill Lane the houses will be seen right on 
the edge of the hillside and partly on the skyline. The addition of built form on the 
silhouette outline of the hillside will be a particularly noticeable change in the view, more 
significant than is suggested in the Landscape and Visual Impact Assessment. The 
statement that the views from Vale Mill Lane ‘will be experienced by a very limited number 
of people’ is disputed. This is close to Oakworth Station and the steam railway, and the 
whole area around Haworth and the Worth Valley attracts visitors and walkers from all 
over the world.

The Landscape and Visual Impact Assessment identifies ‘Viewpoint 5’ as one of those 
selected that will experience the greatest effect. It is determined that from this position, the 
proposal would cause a noticeable deterioration in the landscape appearance of the area. 
I would concur with this, however, it should be noted that ‘Viewpoint 5’ is representative of 
views from very many positions on the south side of the Worth Valley. The panoramic 
view across the valley from the Worth Way (taking in the application site) is enjoyed at all 
points along at least a one kilometre stretch of the path from where it passes the rear of 
houses on Hill Top Road to the edge of Cross Roads. A similar panoramic view is on offer 
from multiple locations along all transport routes on the Hainworth side of the Worth 
Valley. These include a long- section of Bingley Road, Hill Top Road, and Halifax Road. 
Views from a large number of private properties around the edge of Cross Roads, those 
on Lingfield Drive, The Three Acres Public House on Bingley Road, and users of the 
Bronte Caravan Park will all be impacted at a level comparable to, or more significant 
than, that of ‘Viewpoint 5’.

The site is also within the Mixed Upland Pasture of the and North Beck Valleys 
Landscape Character Area as described in the Local Development Framework for 
Bradford, adopted by Bradford Council in October 2008. The Landscape Character 
Supplementary Planning Document (SPD) supplements policies NE4 of the Core 
Strategy Development Plan Document. 

The North Beck Valleys has a strong character as “the pattern of field boundaries forms a 
strong visual unity that associates with the landscape character of the South Pennines. 
Strong landscape links with the Bronte literary associations” and the condition is good as 
“This is a farmed landscape which appears to support a viable pastoral economy. 
However it is noted that the fringes to settlements are in immediate danger of decline due 
to poor management practices and suburbanising influences.” Therefore the Landscape 
policy guidelines for the area is to conserve:

• Conserve the characteristic field pattern on the highly visible valley sides. Repair walls 
where necessary, ensuring that restoration is carried out sensitively and with due 
regard to local style and construction, especially alongside footpaths and packhorse 
trails which are part of the historic network.

• Conserve the simple open landscape character by resisting planting schemes on the 
upper slopes, especially where this would conflict with the open skyline.

• Enhance existing natural woodlands only along the steep valley/cloughs; encourage 
the planting of small broad-leaved woodlands on the lower slopes, especially to 
reinforce the edges of settlement, and small shelterbelts of traditional ash and 
sycamore in association with isolated farmsteads.
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• Enhance the ecological value of the grasslands – promote the management of 
pastures for species-rich hay meadows and encourage the retention of wet flushes, 
especially on the moorland margin, for their invertebrate and ornithological interest.

This landscape has a High Historic Continuity as “There has been very little change to the 
overall character of the landscape, with a continuity of pastoral land use and traditional 
farmsteads.”

The Policy Guidelines when considering the potential for development within the areas is 
as follows:

• With strong character, high historic continuity and visual prominence and feelings of 
openness this landscape type is sensitive to further development.

• The density of settlement within the mixed upland pastures is already at its 
capacity; the farmsteads, although traditionally isolated in the landscape, are 
sufficiently numerous to give the impression of a “domesticated” character to the 
area. There is generally limited further development potential. However, it is 
important to retain the identity of the individual settlements …

• Similarly the largely 20th century developments on the edges of Keighley are highly 
visible and would benefit from tree planting along the boundaries…

• Extensions to existing farmsteads should be avoided…
• Farm diversification will be acceptable where this achieves a sustainable method of 

ensuring the management and enhancement of the landscape and does not impact 
adversely upon its character. However, these should not introduce any new 
pressures upon the landscape unit in terms of inappropriate signs and lighting, road 
widening or increased traffic volumes on the network of narrow roads.

• Schemes which propose altering the contours of the land such as infill which would 
result in the loss of the natural glaciated landform or typical Pennine clough valleys 
or drainage schemes which would destroy the wet flushes and soft rush pastures 
valuable to invertebrates and birds on the moorland fringe, should be resisted.

The proposal is for residential development; and this is contrary to the Landscape Policy 
Guidelines which is to conserve the existing strong character of the area. Also the visual 
prominence and openness of this landscape type makes it sensitive to further 
development. Furthermore, the urban characteristics of the proposed development 
together with the intensified use of the site and the additional vehicular traffic are also 
likely to contribute to the degradation of the surrounding current rural environmental 
characteristics of the area and they would alter the current views. Therefore in landscape 
terms this application cannot be supported.

Environmental Health
Land Contamination
Environmental Health agrees with the findings of the Stage 1 Desk Study Assessment by 
ARP Geotechnical Ltd. Should the Local Planning Authority be minded to approve the 
application, recommend conditions for inclusion in the decision notice.

Pollution
The proposed development constitutes a medium development for the purpose of the 
Bradford Low Emission Strategy (adopted November 2013), addendum to the Bradford Air 
Quality Action Plan (March 2013) and the West Yorkshire Low Emission Planning 
Guidance (adopted December 2016)
Under the provisions of the LES planning guidance medium developments are required to 
provide an exposure assessment and Type 1 and 2 emission mitigation as follows:
Type 1 Mitigation
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 Provision of electric vehicles charging facilities 

 Adherence to IAQM / London Best Practice Guidance on the Control of Dust and 
Emissions from Construction and Demolition during all demolition, site preparation 
and construction activities at the site.

Type 2 Mitigation

 Provision of a Travel Plan of mitigation measures that will discourage the use of 
high emission vehicles and facilitate the uptake of low emission vehicles.  

In addition some applications are required to submit an exposure assessment where the 
development has the potential to increase human exposure to poor air quality.
The site is not in an area of existing air quality concern and new receptors at the site are 
considered unlikely to experience exposure to air pollutants above the national air quality 
objective levels.  This is confirmed by the air quality assessment submitted with the 
application.
The air quality impact assessment submitted with the report sets out the mitigation 
requirements of the West Yorkshire Low Emission Planning Guidance (adopted December 
2016) for medium sites.  There is no detail within the application of the level or type of EV 
charging proposed for the site or any mention in the outline travel plan of the need to 
promote the uptake of low emission vehicles on the development.
Lead Local Flood Authority
The Lead Local Flood Authority (LLFA) has assessed the documentation relating to the 
surface water disposal on the proposed development, against the requirements of the 
National Planning Policy Framework, Planning Practice Guidance and local planning 
policies. An assessment of the submitted documentation has been undertaken and if the 
implemented and secured by way of a planning condition, the LLFA has no objection to 
the proposed development.

The LLFA is a statutory consultee on matters relating to surface water management on all 
major developments only. The LLFA also has a role to monitor and manage flood risk from 
other sources of flooding. As such the LLFA has reviewed the submitted documentation of 
the planning application, against the requirements of the National Planning Policy 
Framework, Planning Practice Guidance and other relevant regulations with regards to 
flood risk from all sources. Insofar, if the following details are implemented and secured by 
way of a planning condition on any planning permission, the LLFA has no objection to the 
proposed development.

Childrens Services
To create sustainable communities, Bradford Council needs to ensure there is adequate 
provision and a viable education infrastructure. It has a statutory duty to ensure that there 
are sufficient early years and school places in its area and to promote parental choice 
through increasing the diversity of provision.

Based on the data available in December 2018, the housing development may cause 
concerns on where primary school aged children of families coming to reside in the 
development might attend school. Parents also usually have an expectation that their 
children would be able to secure a school place at their local school and minimise the 
distance they may need to travel.

The following schools are within a reasonable distance of the proposed development:
Primary: Oakworth, Worth Valley, Ingrow, Nessfield, St Joseph’s Catholic and Lees
Secondary: Beckfoot Oakbank, The Holy Family and University Academy Keighley
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Currently the primary schools are overcrowded or full in some year groups. It may 
therefore mean that the Council would need to increase the number of primary school 
places in this area. However, there are currently places available in the secondary schools 
in this area.

The development is in zone 3, a £20 CIL area, the payment is calculated on the total 
number of square metres which is non-negotiable. These funds would then be maintained 
and allocated to communities and departments as shown in the 123 agreement and in line 
with the decision of the Authority’s Executive

Any District Community Infrastructure Levy (CIL), if granted to the Children’s Services 
department, may be used to expand provision where possible to accommodate any 
additional children.

West Yorkshire Police
The site plan shows one entrance route which permits entry and exit to the access roads, 
having fewer entry routes leading into the site reduces permeability and creates a safer 
environment.

The majority of plots along the north elevation appear to have rear boundaries facing 
towards Goose Cote Lane. Rear boundary treatments should be suitably protected with a 
1800mm high boundary, which would then create a blank frontage along Goose Cote 
Lane. The plots which do have the small inner road which leads off from the main access 
road have plots which face directly onto Goose Cote Lane which creates improved natural 
surveillance and a more active street frontage. Where possible this design feature should 
be included along the north boundary of the site.

The proposed footpath which appears to be located between the end terraced house and 
the detached dwelling and along the rear boundaries of the gardens and parking bays,  
has reduced surveillance. There should be windows in active rooms (i.e. kitchen or 
lounge) that can overlook the footpath route, alternatively the route should be placed 
elsewhere where there can be good surveillance from windows in active rooms. SBD 
guidance on footpaths is that the route should be straight in length to allow visibility from 
one end to the other and be to a width of 3m which allows pedestrians to pass each other.

The area of public space to the south of the site should include low boundaries such as 
knee rail fencing or planting / shrubs this will prevent any visitor parking along the grassed 
areas or the potential for any off road vehicles from riding on the grass.

There should also be a good management plan covering the area of public space to 
ensure that this remains tidy and maintained over the coming years and doesn’t get 
subjected to fly tipping or littering.

The rear boundaries for each plot should be protected with 1800mm stone walls or close 
board timber fencing. Rear plot dividers should be to the same height such as 1500mm 
high close board fencing with 300mm high trellis along the top.

Street lighting should provide good colour rendition levels of ra 60 or above to standards 
BS 5489- 2:2016. Each plot should include low energy external lighting above the front 
and rear doorways such as photo-electric cell or dusk until dawn lighting. Fittings including 
wiring should be vandal resistant and placed within inaccessible locations to deter any 
criminal attack.

Whilst there is no objection in principle to the application, West Yorkshire Police is unable 
to support the proposal in its present form.
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Lead Local Flood Authority
The Lead Local Flood Authority (LLFA) has assessed the documentation relating to the 
surface water disposal on the proposed development, against the requirements of the 
National Planning Policy Framework, Planning Practice Guidance and local planning 
policies. An assessment of the submitted documentation has been undertaken and if the 
following details are implemented and secured by way of a planning condition on any 
planning permission the LLFA has no objection to the proposed development.

The LLFA is a statutory consultee on matters relating to surface water management on all 
major developments only. The LLFA also has a role to monitor and manage flood risk from 
other sources of flooding. As such the LLFA has reviewed the submitted documentation of 
the planning application, against the requirements of the National Planning Policy 
Framework, Planning Practice Guidance and other relevant regulations with regards to 
flood risk from all sources. Insofar, if the following details are implemented and secured by 
way of a planning condition on any planning permission the LLFA has no objection to the 
proposed development.

Building Control
The report based on site description and historical data concludes that ground treatments 
would be required and an Engineer would design the foundations of development in the 
areas affected by ground movement.

A Building Regulations application would require all foundations to be designed by a 
qualified engineer/specialist piling contractor and the final design agreed with a geo-
technical engineer.  It is recommended that the construction of the foundations are 
supervised on site by a qualified engineer.

WYCA
It is requested that a real time display is provided at a nearby bus stop and the developer 
provides Residential Metrocards.

Yorkshire Water
No objection, if planning permission to be granted, subject to conditions. 

As there is a water main in the application site, if planning permission was granted, the 
reserved matters application would have to be submitted accounting for the location of the 
main.
 
Transportation & Highways
On a previous planning application (18/00214/MAO) Highway Development Control raised 
no objections subject the delivery of some off-site highway works, which were agreed with 
the applicant. These consisted of the provision of a footway along the site frontage on 
Goose Cote Lane and a contribution of £40k, to be used by the Council to provide traffic 
calming on Goose Cote Lane as this is a rat-run and the proposed development would 
lead to increased use of this route. 

With regard to the financial contribution Highways is moving away from accepting a 
contribution for highway works and the preference is now to have the works delivered by 
the applicant/developer as a part of a Section 278 Agreement. The S278 works would 
include the provision of the footway and resurfacing of the carriageway along the site 
frontage on Goose Cote Lane with traffic calming features from Bracken Bank Avenue to 
Keighley Road.
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Summary of Main Issues
Principle of development in the Green Belt
Tourism and Keighley & Worth Valley Railway
Land Stability
Archaeological Assets
Other Issues

Appraisal
Principle of development in the Green Belt
The application site is located wholly within Green Belt. Section 9 of the NPPF sets out a 
national framework for assessing the acceptability of proposals for the development of
land within the Green Belt. At paragraphs 89 and 90 the NPPF defines types of
development which can be treated as appropriate within the Green Belt. The proposal
cannot be considered to be covered by any of the exceptions set out in paragraphs 89 or
90 and must therefore be treated as inappropriate development within the Green Belt
which is, by definition, harmful to the Green Belt.

In terms of the RUDP, saved policy GB1 provides the policy basis for assessing the 
appropriateness of proposals for new development within the Green Belt. The proposed 
development does not meet any of the exceptions stated within saved policy GB1 and 
therefore the proposal must also be treated as inappropriate development in terms of the 
local Green Belt policy framework, which should only be approved in very special 
circumstances.

The NPPF confirms at paragraph 87, that as with previous Green Belt policy, 
inappropriate development is, by definition, harmful to the Green Belt and should not be 
approved except in very special circumstances; and at para. 88 when considering any 
planning application, local planning authorities should ensure that substantial weight is 
given to any harm to the Green Belt. Very special circumstances will not exist, unless the 
potential harm to the Green Belt by reason of inappropriateness, and any other harm, is 
clearly outweighed by other considerations.

The proposed development would harm the Green Belt by reason of its inappropriateness,
as a result of the harm to the openness of the Green Belt as a result of the development of 
100 houses and associated infrastructure in the Green Belt, and by the elements of the 
development which conflict with the stated purposes of including land within the Green 
Belt.

In relation to the harm the development would cause to the purposes of including land
within the Green Belt, it should be noted that the NPPF sets out these purposes as
follows:

 To check the unrestricted sprawl of large built-up areas;
 to prevent neighbouring towns merging into one another;
 to assist in safeguarding the countryside from encroachment;
 to preserve the setting and special character of historic towns; and
 to assist in urban regeneration, by encouraging the recycling of derelict and other
  urban land.

The stated purpose of including land in the Green Belt which is considered to be most
relevant to the proposed development is the purpose of assisting in safeguarding the
countryside from encroachment. It is considered that the proposed development of 100
houses in the Green Belt would represent significant urban encroachment into the
countryside.
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The applicant argues that the harm to the Green Belt would be limited by virtue of the fact 
that the site is surrounded on three sides by existing urban development and that the 
proposal would provide a linear form of development along the road which would  
complement the existing development on the opposite side of Goose Cote Lane. 
However, these arguments are not considered valid. In fact, less than 1/3rd of the site 
borders existing urban development, with the other 2/3rds of the site boundary being onto 
open countryside. Additionally, the development would leave a relatively small area of 
farmland to the east, between the site and the existing residential estate to the north of 
Damems Lane, thereby potentially prejudicing the integrity of green belt land to the east.

It is considered therefore, that the development would result in significant harm to
the Green Belt, in terms of inappropriateness, in terms of loss of openness and in terms of
urban encroachment. Paragraph 88 of the NPPF advises that, when considering any
planning application, local planning authorities should ensure that substantial weight is
given to any harm to the Green Belt. Very special circumstances will not exist unless the
potential harm to the Green Belt by reason of inappropriateness, and any other harm, is
clearly outweighed by other considerations.

In addition to the harm the development would cause to the Green Belt, the development 
would also be harmful to the character of the landscape. This is because the site is within 
an area of mixed upland pasture along the sides of the Worth Valley, within the North 
Beck Valleys Landscape Character Area which is vulnerable to major changes. The 
development would cause a significant extension of residential development down the 
sides of the Worth Valley, adversely affecting the setting of the Keighley & Worth Valley 
Railway resulting in a noticeable degradation in the landscape appearance of the area, as 
viewed from many positions on the south side of the Worth Valley.

Therefore, it is the harm to the Green Belt and the harm to the character of the landscape
and the tourism industry it supports, which are the subject of the very special
circumstances test. The very special circumstances that would mean Green Belt
development restraint should be overridden, in this instance, would only be considered to
exist, if the harm described above is clearly outweighed by other considerations.

The factors, again advanced in support of the development, by the applicant include the
contribution the development would make to housing land supply within the District, with
the Council currently unable to demonstrate a 5 year supply of housing land; the inclusion
of the site within the emerging Allocation Development Plan Document and Strategic
Housing Land Availability Assessment; the fact that the development is sustainably
located; the benefits of the development to the local economy; the deliverability of the site;
and the biodiversity and landscape improvements comprised within the scheme.

In relation to these factors it should be noted that they are not truly site specific and there 
is no apparent reason why equivalent (or greater) benefits could not be achieved through 
the residential development of any other non-Green Belt land in and around Keighley. 
Although the Council accept that it cannot demonstrate a 5 year supply of deliverable 
housing land, this is not accepted to undermine national and local Green Belt policy. To 
accept this would allow the uncontrolled and piecemeal incursion into the Green Belt, 
beyond the statutory Development Plan making process.

The application has been submitted in advance of the preparation of the Allocations
Development Plan Document (DPD) and the associated Green Belt Review process,
where the need for the release of Green Belt Land for housing and employment within
each settlement/functional area within the District will be properly and rigorously 
considered.
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Where a need for Green Belt release is identified, all alternative potential green belt
release sites will be assessed taking account of factors such as the impact upon the
integrity of the Green Belt, the character of the landscape and environmental value and
constraints of the potential alternative green belt release sites.

Contrary to the claims of the applicant, the Allocations DPD has still to advance to a
stage where weight can be attached to any reference to a site within the initial
Allocations DPD consultation plan. Work on the Allocations DPD is currently being carried 
out in parallel with the Core Strategy Partial Review, so this will reflect both existing and 
emerging amended strategic policies.

Recent work has been focused on developing the evidence base, including land supply 
updates, strategic sites, and studies providing Green Belt, open space and employment 
land reviews.

The next consultation stage will be Preferred Options which will take place in October 
2019. This will indicate both the development sites which the Council thinks should be 
allocated to meet the District’s needs and those which the Council thinks should be 
rejected.

Equally, the Strategic Housing Land Availability Assessment (SHLAA) is simply part of the
evidence base of the adopted Core Strategy which demonstrated the deliverability of the
housing distribution proposals and is not a policy document.

At this point in time, the status of the site is simply ‘Green Belt’ with no adopted plans or
policies indicating the likelihood of the land being released from Green Belt. In terms of
the provisions of the Core Strategy, the site is within the area defined as Keighley. Within
the Core Strategy, Keighley is defined as a Principal Town and is identified for the delivery 
of 4500 new residential units in the period up to 2030. This being revised in the Core 
Strategy Partial Review to 2800 units.

The Core Strategy Key Diagram indicates that Potential Localised Green Belt Deletions
may be necessary to allow sufficient housing and employment sites to be allocated.
However, the need for any such Green Belt releases will be further assessed during the
preparation of the Allocations DPD and no indication is given of what, if any, parts of the
large amount of Green Belt land around Keighley may be suitable (least harmful) for
Green Belt deletion.

National and local planning policies make it clear that substantial weight should be
attached to the harm inappropriate development causes to the Green Belt and that
inappropriate development in the Green Belt can only be approved in very special
circumstances. Very special circumstances can only be considered to exist where the
harm the development will cause to the Green Belt and any other harm is clearly
outweighed by other considerations.

In determining this planning application, the Committee must consider whether any 
considerations in favour of the development, particularly in terms of the housing land 
supply factors advanced by the applicant, clearly outweigh the harm the development 
would cause to the Green Belt and all other harm associated with the development.

After giving due consideration to, and placing substantial weight upon, the harm the
development would cause to the Green Belt, as described above, the Committee is 
advised that the benefits of developing the land for residential purposes do not clearly 
outweigh the harm the development would cause to the Green Belt, either when 
considering Green Belt harm in isolation or in combination with the harm the development 
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would cause to the character of the landscape. Therefore, very special circumstances are 
not considered to exist, which would justify an exception to the policy of development 
restraint within the Green Belt and consequently the development is considered to be 
unacceptable in principle, contrary to RUDP policy GB1 and Section 9 of the NPPF.

For the reasons outlined above it is not accepted that the development is sustainably 
located

In consideration of the other benefits to the local economy and to the biodiversity and 
landscape improvements within the scheme, cited by the applicant these are not 
considered to outweigh the clear harm to the Green Belt.

Tourism and Keighley & Worth Valley Railway
Core Strategy policy PN1 sets the objective of promoting sustainable tourism that respects 
the Bronte heritage of Haworth and Thornton, the Bronte Parsonage Museum and the 
importance of the Keighley and Worth Valley Railway.

Core Strategy policy EN4 states that decisions as well as Plans, policies and proposals 
should make a positive contribution towards the conservation, management and 
enhancement of the diversity of landscapes within the District.

The earlier refusal of planning permission included a reason based on the harm to the 
character of the landscape being detrimental to the local tourist industry and the adjacent 
heritage railway line, contrary to policies PN1 and EN4.

The proposal site is within the Worth and North Beck Valleys Landscape Character Area,
as described in the  Landscape Character Supplementary Planning Document, adopted 
by Bradford Council in October 2008. Within this Character Area, the site falls within the 
character type ‘mixed upland pasture’. The policy guidelines are generally opposed to 
housing development, as the character type is vulnerable to major changes and the 
density of settlement is considered already at its capacity.

The existing dry stone wall that forms the south western site boundary is built along a
sloping ridgeline on the hillside and is prominent when viewed from the Haworth
side. The proposed development could include houses built up to this boundary, one of 
the most prominent aspects of this development. In views from Vale Mill Lane, the houses 
would be seen on the edge of the hillside and partly on the skyline. The additional built 
form on the silhouette outline of the hillside would be a particularly noticeable change in 
the view, more significant than is suggested in the Landscape and Visual Impact 
Assessment.

The Landscape and Visual Impact Assessment identifies ‘Viewpoint 5’ as one of those
selected that would experience the greatest importance of effect. It is determined that from
this position, the proposal would cause a marked deterioration in the landscape 
appearance of the area. The Council’s Landscape Design team concurs with this 
assessment; however, it should be noted that ‘Viewpoint 5’ is representative of views from 
numerous positions on the south side of the Worth Valley.

The panoramic view across the valley from the Worth Way (taking in the application site) 
is enjoyed at all points along at least a one kilometre stretch of the path from where it 
passes the rear of houses on Hill Top Road, at the edge of Cross Roads. A similar 
panoramic view is on offer from multiple locations along transport routes on the Hainworth 
side of the Worth Valley. These include a long section of Bingley Road, Hill Top Road, and 
Halifax Road. Views from a large number of private properties around the edge of Cross 
Roads, those on Lingfield Drive, The Three Acres Public House on Bingley Road, and 
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users of the Bronte Caravan Park would all be impacted to the extent comparable to, or 
more significant than that of ‘Viewpoint 5’.

Views towards the application site from Halifax Road are at a closer range that those from 
the Worth Way, and the significance of the impact may be underestimated in the case of 
‘Viewpoint 3’, considering that there is a stretch of road approximately 300 metres long, 
between the edge of Keighley and Cross Roads that is not screened by trees. It should 
also be noted that any screening due to tree cover will not be as effective during the 
winter/autumn months as it is during the spring/summer months.

It is therefore believed that the development of 130 new residential units on the site would
substantively harm the character of the landscape in this part of the Worth Valley.

The character and attractiveness of this landscape is a key component in the success and
on-going viability of the heritage branch railway which runs along the bottom of the Worth
Valley; the Keighley & Worth Valley Railway.

The Keighley and Worth Valley Railway has objected to the application, raising concerns 
that the proposed residential development of the site would impact negatively on the 
Railway’s attractiveness to visitors and therefore impact on its long-term future, as well as 
reducing the tourism revenue generated in the area. The Railway raises concerns that, in 
combination with other planning applications, the cumulative impact is likely to destroy - or 
at the very least change for the worse - the character and heritage of the area to the 
detriment of the many local businesses that depend on the tourism economy.

The Keighley and Worth Valley Railway contends that development of this nature would 
allow urban creep further into what was previously green belt and impact negatively on the 
attractiveness of the area to tourists. Continuing to erode the green belt and open spaces 
in the area would result in a denuding of the District’s distinctive and varied character that 
blends the urban and the rural.

It is considered that the proposed development would have an adverse impact the on the 
character of the landscape which would in turn be detrimental to the tourism industry, 
which relies upon this landscape to attract tourists and in particular the Keighley and 
Worth Valley Railway. In this respect the development is considered to be contrary to 
Core Strategy policy PN1 as well as policy EC4.

Land Stability
Following the reason for refusal on the previous application, concerning land stability, 
further information has been submitted by the applicant. In discussion with Building 
Control, subject to a site investigation and stability analysis, and all foundations being 
designed by a qualified engineer/specialist piling contractor, Building Control has no 
objection to the application.

Archaeological Assets
In terms of undesignated heritage assets/archaeology, the West Yorkshire Archaeological
Advisory Service (WYAAS) advised that the application site encompasses an area of
previously undeveloped land south of Goose Cote Lane, overlooking the valley of the 
River Worth. The site is located at c. 200m AOD and is east-south-east facing. The latter 
is considered to be of significance, as this aspect would have made it an attractive 
location for settlement in prehistoric, Romano-British and early medieval periods.

Although the application is submitted in outline, as a result of proposed development at 
the site, there are implications on archaeological assets. In order to fully assess those 
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implications, West Yorkshire Archaeology Advisory Service has recommended that a site 
evaluation is carried out, prior to the determination of the application. 

The evaluation would involve a survey and excavation of a number of evaluation trenches. 
WYAAS recommends that the evaluation should be carried out pre-determination as 
further archaeological work to mitigate the impact of the development may be required 
and a pre-determination evaluation would enable the applicant to account for the full 
archaeological implications (in terms of cost and programme) of the project.

The applicant was advised of this recommendation but to date no site evaluation work has 
been carried out. Consequently, it cannot be determined whether or not there would be an 
adverse impact on archaeological assets. Without it being established what harm there 
could be to those assets the application would be contrary to policy EN3 of the Core 
Strategy.  

Other Issues
Overall it is considered that, subject to a requirement to implement the further survey work
and ecological mitigation and enhancement measures recommended within the 
applicant’s ecological report, there is no basis to conclude that the proposed development 
would be likely to result in unacceptable ecological impacts. The report does not include 
any reference to the potential for the residential development of the site to impact upon 
the South Pennine Moors Special Protection Area through increased recreation pressures, 
as identified within Core Strategy Policy SC8. However it is considered that this issue 
could potentially be addressed through mitigation provided for through the Community
Infrastructure Levy and through a requirement to provide an appropriate level of public
open space on the site.

As with any development there would be a level of temporary disturbance as a result of 
construction work. However, this would ordinarily be dealt with where applications 
supported, by condition.

Whilst the application is submitted in outline and an indicative layout has been provided, 
any issues of privacy, residential amenity and overshadowing would be addressed 
through a reserved matters application. 

On a previous planning application (18/00214/MAO) Highway Development Control raised 
no objections subject the delivery of off-site highway works, which were agreed with the 
applicant. These consisted of the provision of a footway along the site frontage on Goose 
Cote Lane and a contribution was to be used to provide traffic calming on Goose Cote 
Lane as this is a popular rat-run and the proposed development would lead to increased 
use of this route. It is considered that the applicant had addressed issues around road 
safety; and provision of suitable access

Both Yorkshire Water and the Lead Local Flood Authority were consulted on the 
application and have no objection on drainage grounds. 

As the application is recommended for refusal there has been no dialogue on any 
requirements relating to planning obligations. 

Reasons for Refusal
1.The proposed development would constitute inappropriate development within the 
Green Belt, with no special circumstances provided to outweigh the harm the proposed 
development would cause to the Green Belt. The proposal is contrary to Policy GB1 of the 
Replacement Unitary Development Plan and Section 9 of the National Planning Policy 
Framework.
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2.The proposed development would unacceptably harm the Mixed Upland Pasture, as 
identified in the Landscape Character Area SPD,  to the detriment of the local tourist 
industry and in particular the Keighley and Worth Valley Railway, contrary to Policies PN1 
and EN4 of the Core Strategy.

3.The application does not fully evaluate the archaeological potential of the application 
site, the resultant archaeological impact of the proposed development, or whether or not 
how any impact could be mitigated, contrary to Policy EN3 of the Core Strategy.

Options
The Committee can approve the application, or refuse the application. If the Committee is 
minded to refuse the application, reasons for refusal based on material planning grounds 
and supported by local and or national planning policy must be given.

Community Safety Implications
None

Human Rights Act
Article 6 – right to a fair and public hearing. The Council must ensure that it has taken into 
account the views of all those who have an interest in, or whom may be affected by the 
proposal.

Not for publication documents
None

 


