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1. SUMMARY
The Regulatory and Appeals Committee are asked to consider the recommendations 
for the determination of planning application reference 18/03203/MAF made by the 
Assistant Director (Planning, Transportation and Highways) as set out in the Technical 
Report at Appendix 1.

2. BACKGROUND
Attached at Appendix 1 is a copy of the Officer’s Report which identifies the material 
considerations of the proposal. 

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

4. FINANCIAL & RESOURCE APPRAISAL

West Yorkshire Combined Authority have requested a financial contribution of £5,940 
for the provision of a residential Metrocard Scheme. 
 
It  is  proposed  to  provide  electric  vehicle  charging  points  to  all  dwellings  in  lieu  
of  a contribution towards a bus residential Metrocard scheme. It is considered that the 
provision of EV charging points represents a betterment of the scheme as charging 
points are in situ  permanently  rather  than  a  MertroCard  Scheme  which  is  only  for  
1  year,  with no guarantee that residents will renew after that period.

5. RISK MANAGEMENT & GOVERNANCE ISSUES
None relevant to this application.

6. LEGAL APPRAISAL
The options set out are within the Council’s powers as the Local Planning Authority 
under the provisions of the Town and Country Planning Act 1990 (as amended). 

7. OTHER IMPLICATIONS
All considerations material to the determination of the application are set out in the 
technical report at Appendix 1.

7.1 EQUALITY & DIVERSITY
In writing this report due regard has been 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, in 
accordance with the duty placed upon Local Authorities by Section 149 of the Equality 
Act 2010.

The context of the site, the development scheme proposed and the representations 
received have been reviewed to identify the potential for the determination of this 
application to disadvantage any individuals or groups of people with characteristics 
protected under the Equality Act 2010.

The outcome of this review is that there is that there is not considered to be any sound 
reason to conclude that the proposed development would have a significantly 
detrimental impact on any groups of people or individuals with protected characteristics. 
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Full details of the process of public consultation undertaken and a summary of the 
comments made are attached at Appendix 1.

7.2 SUSTAINABILITY IMPLICATIONS
The development meets the sustainability criteria outlined in relevant national and local 
planning policies. The site is located within close proximity to certain amenities in 
Eastburn and nearby Steeton, with public transport connections to access facilities and 
services further afield. The development would not result in either the formation of a 
new settlement or significant sprawl of an existing settlement. No adverse sustainability 
implications are therefore foreseen.

7.3 GREENHOUSE GAS EMISSIONS IMPACTS
The development of new buildings and land for residential purposes will invariably 
result in an increase in greenhouse gas emissions associated with both construction 
operations and the activities of future users of the site. Consideration should also be 
given to the likely traffic levels associated with this development. Consideration should 
also be given as to whether the location of the proposed development is such that the 
use of sustainable modes of travel would be best facilitated and future greenhouse 
gases associated with activities of the residents are minimised.

It is accepted that the proposed development would result in greenhouse gas 
emissions. However, it is considered that such emissions are likely to be relatively 
lower than would be the case for alternative, less sustainable locations.

In order to encourage alternative means of transport Electric Vehicle (EV) charging 
points will be secured by a planning condition at a rate of 1 per residential unit in line 
with the Type 1 Mitigation requirements set out in the Bradford Low Emission Strategy.

7.4 COMMUNITY SAFETY IMPLICATIONS
All community safety implications material to the determination of this planning 
application are set out in the Officer’s Report at Appendix 1.

7.5 HUMAN RIGHTS ACT
Articles 6 and 8 and Article 1 of the first protocol all apply (European Convention on 
Human Rights). Article 6- the 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
The Technical Report at Appendix 1 summarises the material planning issues raised by 
representations and the appraisal gives full consideration to the effects of the 
development upon residents within Craven Ward.

7.8 AREA COMMITTEE ACTION PLAN IMPLICATIONS
None

7.9 IMPLICATIONS FOR CORPORATE PARENTING
None
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7.10 ISSUES ARISING FROM PRIVACY IMPACT ASSESMENT
None

8. NOT FOR PUBLICATION DOCUMENTS
None

9. OPTIONS
The Committee can approve the application as per the recommendation contained in 
the main report, or refuse the application. If Members are minded to refuse the 
application then reasons for refusal need to be given.

10. RECOMMENDATIONS
This full application is recommended for approval, subject to the conditions included 
within Appendix 1.

11. APPENDICES
Appendix 1: Technical Report

12. BACKGROUND DOCUMENTS
National Planning Policy Framework
Replacement Unitary Development Plan
Local Plan for Bradford
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Appendix 1
"Date" 

Ward:  Craven (ward 09)
Recommendation:

MEMBERS BE MINDED TO GRANT PLANNING PERMISSION SUBJECT TO A 
SECTION S106 AGREEMENT AND CONDITIONS AS SPECIFIED IN THIS REPORT.  

THAT THE ASSISTANT DIRECTOR PLANNING, TRANSPORTATION AND 
HIGHWAYS BE AUTHORISED TO ISSUE THE GRANT OF PERMISSION UPON 
SATISFACTORY COMPLETION OF THE S106 AGREEMENT

Application Number:
18/03203/MAF

Type of Application/Proposal and Address:
A full planning application for the construction of 11 dwellings on Land at Holly Fold, 
Steeton with Eastburn, Bradford.

Applicant:
Mr Wilkinson

Agent:
Mr Robert Kaminski
LARK Architects Ltd

Site Description:

The site is comprised of an area of steeply sloping grazing land enclosed by dry stone 
walls to the east and west boundaries, garden fences to the northern boundary, and a 
timber and wire fence to the southern boundary. Access into the site is taken from Holly 
Fold, a residential development which in turn takes access from Sycamore Grove.

Holly Fold is comprised of two and three storey stone built properties with a mix of 
detached and semi-detached properties. Sycamore grove consists of two storey 
dwellings constructed of brickwork. To the east of the site properties on Acer Close are 
two storeys in height and are constructed of stone beneath slate roofs.

The surrounding area is predominantly residential to the north and east of the site. The 
land to the south and west is within the green belt and consists of a paddock to the 
south and a field enclosed by stone walls to the west.

Relevant Site History:

There are no applications relating directly to the application site. The following 
applications relate to the land directly to the north of the application site

14/02638/MAF-Construction of thirteen houses, access road and one double garage-
Granted Subject to S106-02.04.2015
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16/08707/VOC-Variation of condition 25 of planning application 14/02638/MAF dated 
02/04/2015 (construction of thirteen houses, access road and one double garage) in 
order to substitute revised plans for plots 1-3-Granted-08.06.2018

The National Planning Policy Framework (NPPF):
The National Planning Policy Framework is now a material planning consideration on 
any development proposal.  The Framework 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 Framework suggests local planning authorities should approve 
development proposals that accord with statutory plans without delay.

Replacement Unitary Development Plan (RUDP):

Allocation

The site is unallocated, however, the main body of the site was formerly allocated a 
Safeguarded Land on the RUDP proposals map. K/UR5.3

Proposals and Policies

The majority of non-allocation related policies within the RUDP have now been 
superseded by policies set out in the Core Strategy.  The following adopted Core 
Strategy policies are considered to be relevant to the proposed development.

P1- Presumption in Favour of Sustainable Development
SC1- Overall Approach and Key Spatial Priorities
SC4- Hierarchy of Settlements
SC6- Green Infrastructure
SC9- Making Great Places
TR1- Travel Reduction and Modal Shift
TR2- Parking Policy
TR3- Public Transport, Cycling and Walking
HO5- Density of Housing Schemes
HO8- Housing Mix
HO9- Housing Quality
HO11- Affordable Housing
EN2- Biodiversity and Geo-diversity
EN3- Historic Environment
EN4- Landscape
EN5- Trees and Woodland
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EN7- Flood Risk
EN8- Environmental Protection
DS1- Achieving Good Design
DS3- Urban Character
DS4-Streets and Movement
DS5- Safe and Inclusive Places
ID2-Viability
ID3- Developer Contributions

Neighbourhood Planning

The site is located within the Neighbourhood Area Designation of the emerging Steeton 
with Eastburn and Silsden Neighbourhood Plan. A draft version of the aforementioned 
plan has undergone public consultation and has been submitted to Bradford Council to 
be checked against all relevant legislation. The remaining stages of the adoption 
process are for the neighbourhood plan to undergo an independent examination and 
for a referendum to be held after which the plan will come into force as part of the 
statutory development plan for the area if more than half of those voting are in favour. 

The emerging neighbourhood plan has not yet undergone independent examination or 
referendum and therefore whilst it is a material consideration in the decision making 
process it can only be given limited weight at the present-time.

Parish Council:

Steeton with Eastburn Parish Council

Publicity and Number of Representations:
The application was publicised by press notice, site notice and neighbour notification 
letters. The expiry date for the submission of comments was 18th October 2019. 33 
objections were received in connection with the application.

Summary of Representations Received:

The following objections were received:

-Poor design of dwellings
-Poor quality construction materials
-The development will overlook the living areas and amenity areas of properties on 
Holly Fold 
-Increased wear and tear on Holly Fold resulting from construction traffic and use of the 
road by residents of the development.
-Insufficient drainage information.
-Hard surfacing will increase flash flooding in the area.
-All plots will overlook properties on Holly Fold
-What will happen to the existing power lines crossing the site
-Increased emissions from additional vehicle traffic
-Increased noise and disturbance.
-Landslide risk
-Increased risk of crime due to the formation of an alleyway at the rear of plots 4-11
-Loss of habitat
-Loss of view from properties on Holly Fold.
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-Impact on the resale value of properties on Holly Fold
-The 2012 The Phase 1 habitat assessment is out of date.
-The existing and proposed site plans do not correctly depict numbers 11, 12 and 14 
Holly Fold.
-The land within the application site is at "High" risk of landslide according to the 
Ground SurePhase 1 Desktop study submitted for application 14/02638 (part 2) page 
No evidence or assessment of this significant risk has been submitted by the applicant.
-No details have been provided in relation to the proposed carriage gradients
-There is no commentary within the application on how the applicant intends to respond 
to the 2no. overhead power lines that cross the site.
-The proposed Public Right of Way has no natural surveillance and has the potential to 
increase the risk of crime.
-Plots 1 & 2 are dated in their approach to modern-living
-The repetition of 8 properties of the same design creates a bland streetscape.
-Inadequate provision of green space.
-The driveway parking is not dimensioned and may not be of an appropriate size.
-Artificial slate and natural stone would be more appropriate construction materials.
- Construction vehicle washing facilities should be provided
-The plans do not show the full route of the public right of way
-Inadequate mix of unit sizes.
-Clarification is needed of the boundary treatment separating the carriageway and Holly 
Fold.
-Adverse pedestrian safety implications
-Housing development is not necessary
-The Habitat Assessment is outdated and inadequate
-No details of street lighting
-How will the foul sewage network be connected in Holly Fold
-Local Schools are already at capacity
-Additional congestion
-Insufficient time period for neighbour consultation
-Construction traffic noise nuisance
-Holly Fold is not accessible for disabled people due to on-street parking
-Increased dust and vibrations from construction work
-Construction traffic will damage parked cars.
-Health risks to neighbouring property owners from re-routing overhead power lines.
-The development encroaches into the green belt.
-Working hours should be restricted to Monday to Friday 0900-1600

The Airedale NHS Foundation Trust has made the following comments:

- A contribution of £3,127.33 should be made to the trust in order to provide additional 
services to meet patient demand.

Consultations:

Environmental Health- Land Contamination
The Environmental Health Department have assessed the submitted information and 
have raised no objection to the proposed development subject to the imposition of 
planning conditions requiring the submission of a Phase 2 site investigation and risk 
assessment; confirmation of the completion of investigative works, submission of a 
detailed remediation strategy and the submission of a remediation verification report. 
Further conditions are also required in order to ensure that any unexpected 
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contamination is dealt with appropriately and that any imported materials are of an 
acceptable quality.

Lead Local Flood Authority
The LLFA do not have any objections to the proposed development, provided that the 
following flood risk and drainage conditions are included with any grant of planning 
permission:

The surface water drainage scheme shall be constructed in accordance with Proposed 
Surface Water / Foul Drainage Layout and Manhole Schedule, Drawing No. 2018-146-
01-Rev D. The drainage scheme shall be maintained thereafter by a Residents' 
Management Company.

Reason: In the interests of the amenity of future occupiers, pollution prevention and the 
effective management of flood risk and to accord with Policies DS5, EN7 and EN8 of 
the Core Strategy Development Plan Document.

The surface water/watercourse inlet chamber and grid shall be maintained by a 
Residents' Management Company.

Reason: In the interests of the amenity of future occupiers, pollution prevention and the 
effective management of flood risk and to accord with Policies DS5, EN7 and EN8 of 
the Core Strategy Development Plan Document.

Trees Team

No objections are raised and no tree protection conditions are required.

Education

Based on the data available in September 2018 the above housing development may 
cause concerns on where children of families coming to reside in the development 
might attend school. Primary schools in proximity to the site are currently full or 
overcrowded, which may mean that the Council would need to increase the number of 
school places in this area.

The site is located in CIL Zone 3, where there is a charge of £20 per sq.m. 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.

West Yorkshire Combined Authority

The closest bus stop (20054) would benefit from the installation of a real time display at 
a cost of £10,000.

To encourage the use of sustainable transport as a realistic alternative to the car the  
developer  needs  to  fund  a  package  of  sustainable  travel  measures. The 
contribution appropriate for this development would be £5,940.00.

Highways
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The proposal is to construct 12 dwellings and is an extension of a recently completed 
development of 13 dwellings approved under 14/02638/MAF. 

The proposed development does not connect to the adopted highway network. The 
highway layout completed under 14/02638/MAF is private and maintained by the 
residents. The applicant should therefore serve notice on the current residents of Holly 
Fold.

There are steep gradients on this site but no information on gradients has been 
submitted. Cross sections and long sections of access road should be submitted. The 
maximum acceptable gradient is 1 in 15.

The proposed site access road should have a seamless connection to the existing 
road; the hard margin across the end of the existing road should be removed to create 
a continuous surface. 

There should be no radii in shared surface roads. The radii should be replaced with 4m 
splays. 

The level of parking provision is 2 spaces per dwelling which is acceptable. Visitor 
parking should also be provided at a rate of 1 space per 4 dwellings which equates to 3 
spaces. Visitor parking should be provided within the adoptable highway. 

The diverted Right of Way should be illuminated and constructed to an adoptable 
standard with no steps. 

The street terminates 48m beyond the turning facility which should be reconsidered as 
this requires an additional turning facility. 

There are no details submitted regarding highway drainage.

A highway maintenance agreement would be required for the access road to ensure 
the Council does not become liable for its maintenance in the future. This will need to 
be conditioned.

Rights of Way

Public Footpath No. 16 (Steeton with Eastburn) crosses the site.  As referred to in the 
Design and Access Statement in section 3 a diversion order was made in January 
2016.  The order was confirmed in March 2016 but it has not yet taken legal effect as 
the new route for the footpath has not been certified.  

Effectively the public footpath remains legally recorded at the present time on its 
original route, the intention though is that the footpath rights will be moved to the new 
route.

The footpath does not appear to have been plotted quite correctly where it runs to the 
rear of Plot 1.  The path is shown confined between the southern boundary of the site 
and the rear of Plot 1 – as is apparent from the diversion order plan the footpath is not 
tight against the southern boundary.  
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The rear boundary of Plot 1 must be amended to allow the footpath to remain on the 
correct line.  Alternatively the developer must apply for and successfully obtain a 
diversion order to legally divert the footpath.

The other point I would query is the boundaries to be used adjacent to the footpath, 
these are shown as a dry stone wall with a 1.8 metre fence behind it.  On other sites 
where garden fences have been erected inside original dry stone walls then the wall 
has fallen into disrepair and caused an obstruction to footpath users there have 
sometimes been difficulties in establishing who owns and is responsible for the wall. 
The developer may wish to consider omitting the dry stone walls. If the boundaries are 
approved as referred to on the plans the ownership and responsibility for maintenance 
of the dry stone walls must be very clear.

At the south west corner of the site the footpath ascends some wooden steps towards 
the high wall at the boundary.  These steps are in need of attention and should be 
rebuilt by the developer, preferably in more durable materials when the path is 
surfaced.

Yorkshire Water

Company records indicate a water main crosses the red line site boundary. The 
presence of the main may affect the layout of the site and therefore I consider it to be a 
material consideration in the determination of this application. It is recommended that 
no obstruction encroaches within 3 metres on either side of the main i.e. a protected 
strip width of 6 metres.

If planning permission is granted the developer should be made aware of the need to 
adhere to the standard requirements in relation to rights of way during the period of any 
works on site.

The exact line of the main will have to be determined on site under Yorkshire Water 
Services supervision. It may be possible for the main to be diverted under s.185 of the 
Water Industry Act1991. These works would be carried out at the developer's expense. 
The cost of these works may be prohibitive.

Biodiversity

Following the provision of an updated Phase 1 Habitat Assessment (Wright 
Environment Limited April 2019) it is considered that there are no major protected 
species constraints preventing the development of the site. It is recommended that a 
condition is imposed ensuring the protection of breeding birds.

The proposed development would likely result in a net loss of Biodiversity. Ideas for 
enhancements, and the need for them are well set out within the updated Ecology 
report, however the plans for the site (having been produced before the ecology report 
was updated) show little or no mitigation or enhancements (only predominantly non-
native trees are included within the plan).  

Landscape Design

The site is classified as greenfield and is identified within the Strategic Housing Land 
Availability Assessment (SHLAA) as suitable for development. Housing development 
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has recently being completed within the same enclosure. Although the surrounding 
fields are categorised as green belt the field enclosure does not sit within greenbelt 
itself. The site is not within a defined conservation area or within buffer zone of listed 
buildings. 

The construction materials and visual appearance of the proposed development are 
almost identical to adjoining new build. The site occupies an elevated position some 
110m AOD. The development would be visible for some distance within the Aire valley. 
The topography of the site is a challenge with significant slope to the rear gardens of 
the properties with retaining walls some 2.5m in height. A landscaping plan should be 
submitted identifying tree and shrub species, grass, paving materials etc. and include a 
management and maintenance plan for any public open space provided. Tree planting 
to the frontage of the proposed properties would greatly improve the visual appearance 
and setting. It’s important that any existing dry stone walls are protected. A combination 
of dry stone walling and timber fencing would be more visually acceptable to divide 
gardens

Steeton with Eastburn Parish Council

No comments received.

West Yorkshire Police

Public Footpath-The site plan shows that there is an existing public right of way which 
is located between plots 1 and 2. From looking at the layouts of the new and existing 
houses, there appears to be minimal natural surveillance overlooking the footpath 
which could create a location for potential anti-social behaviour or crime. The footpath 
looks to be on an uphill gradient which includes a dog leg turn behind the rear garden 
of plot 1 which obscures surveillance. It is accepted that wherever the footpath is 
positioned, it’s unlikely to get increased natural surveillance as most of the houses have 
rear gardens facing towards the location.

Boundary Treatments- 1.8 metre high close boarded timber fencing should be used to 
secure garden areas. Rear plot dividers should either be to a height of 1500mm close 
boarded timber with an 1800mm high privacy panel adjacent to the rear doorway or 
1500mm high close boarded with a 300mm high trellis on the top which will provide the 
security and privacy. Plots 4/5, 6/7, 8/9, 10/11 each have a shared pathway with gated 
access located along the rear building line of each plot which could allow any stranger / 
potential offender to enter the pathway and attempt entry into the rear gates as 
surveillance is limited. Secured by Design and Police do not support shared pathways 
or rear gated access as these two features create a vulnerability to crime due to the 
lack of surveillance. 

Summary of Main Issues:
Principle of development
Density
Housing Mix
Visual Amenity
Residential Amenity
Highway and Pedestrian Safety
Land Contamination
Biodiversity
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Drainage
Community Safety
Further Issues Raised by Representations

Appraisal:

Principle

The site was formerly allocated as Safeguarded Land on the Replacement Unitary 
Development Plan Proposals Map. This allocation was intended to safeguard the land 
for longer term housing or employment development. Following adoption of the Core 
Strategy policy UR5 (safeguarded Land) of the RUDP was deleted and the site is now 
classified as unallocated land.

Paragraph 59 of the National Planning Policy Framework stresses the need for Local 
Planning Authorities to significantly boost the supply of new housing. The adopted Core 
Strategy underscores this strong planning policy support for the delivery of new 
housing, emphasising that one of the key issues for the future development of the 
district is the need to house Bradford's growing population by delivering 42,100 new 
residential units by 2030. More specifically, policy HO3 of the Core Strategy identifies a 
need to provide 700 new homes in Steeton with Eastburn upto 2030.

Paragraph  73  of  the  NPPF  states  that  Local  planning  authorities  should  identify  
and update annually a supply of specific deliverable sites sufficient to provide a 
minimum of five  years of  housing  against  their  housing  requirement  set  out  in  
adopted strategic policies, or against their local housing need where the strategic 
policies are more than five years old. Where there has been a record of persistent 
under-delivery of housing the local planning authority should identify an additional 20%. 
 
The Bradford Council Five Year Housing Land statement published on 1st March 2019 
indicates that there is a substantial shortfall in housing land relative to aforementioned 
requirements, with a supply equivalent to 2.06 years. It is therefore considered that 
despite the predicted downturn in the overall housing requirement for the district it will 
remain the case that the Council cannot demonstrate a five year housing land supply. 
 
Under  these  circumstances  paragraph  11  of  the  NPPF  confirms  that  the  relevant 
policies for  the  supply  of  housing  should not  be  considered  up-to-date. 
 
In light of the record of persistent under-delivery and the housing land supply shortfall 
relative to the requirements of the NPPF, there is an urgent need to increase the supply 
of housing land in the Bradford district. This proposal would make a valuable 
contribution towards meeting that need. The site is considered to occupy a sustainable 
location in an established residential area, where shops and services are accessible by 
travel modes other than the car. Given the previous site allocation, the sustainable 
location of the site and the absence of a five year housing land supply it is considered 
that the principle of residential development on this site is acceptable.

Density

The proposed layout is for a development of 11 dwellings on a developable area of 
0.35 hectare. Policy HO5 of the Core Strategy advises that developments should 
usually achieve a density of 30 dwellings per hectare, whilst taking account of the need 
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to arrive at a well-designed layout which reflects the nature of the site and its 
surroundings and given the type and size of housing needed in the area. The proposed 
development would therefore ensure the efficient use of the available land in 
accordance with policy HO5 of the Core Strategy.

Housing Mix

Policy HO8 of the Core Strategy seeks to ensure that a mix and balance of housing is 
provided to meet the needs of the District’s growing and diverse population. The policy 
identifies that there is a need for all types and sizes of housing, but that there should be 
particular emphasis on family housing. The proposed development would provide 11 
three bedroom dwellings which would contribute towards meeting the objective of 
providing family housing in accordance with policy HO8 of the Core Strategy.

Visual Amenity

The proposed development is comprised of two detached dwellings, six semi-detached 
dwellings and a terraced row of three dwellings. The surrounding area includes a 
variety of construction materials including natural stone, artificial stone and brickwork 
as well as natural slate and concrete tiles. As the area includes a variety of construction 
materials the proposed use of artificial stone and concrete tiles is considered to be 
acceptable subject to the imposition of a planning condition requiring the approval of 
samples.

All retaining walls within the site would be faced in artificial stone to match the proposed 
dwellings. The off street car parking areas to the front of each dwelling would be block 
paved and the plots would be separated by 1 metre high dry stone walls. To the rear 
curtilage plots include Indian stone patio areas and grassed gardens enclosed by 1.8 
metre high close boarded timber fencing. The proposed construction materials are 
considered to be appropriate and would ensure a high quality development that is in 
keeping with its context.

In respect of landscaping the development includes tree planting along the south and 
west boundaries of the site in order to soften the appearance of the development and 
ensure that is appropriately integrated into the wider landscape.

The proposed development is considered to accord with policies DS1, DS2 and DS3 of 
the Core Strategy.

Residential Amenity

Policy DS5 of the Core Strategy requires that development proposals should not harm 
the amenity of prospective users and residents.

The proposed layout ensures that the development would not introduce any new 
dwellings with habitable room windows with an unrestricted view within 7 metres of the 
rear garden boundary, or within 17 metres of the habitable room windows of any other 
dwelling. Having taken account of the separation distances achieved and the change in 
land levels in relation to neighbouring properties it is considered that the proposed 
development would not result in any adverse overlooking implications. 
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The proposed dwellings achieve sufficient separation distances to ensure that no 
adverse overbearing or overshadowing implications are incurred either within the 
development site or on existing neighbouring residential properties.

In conclusion the proposed development would not harm the amenity of existing or 
prospective residents and the proposal is considered to accord with policy DS5 of the 
Core Strategy.

Highway and Pedestrian Safety

Paragraph 108 of the NPPF requires that in assessing planning applications it should 
be ensured that:

 appropriate opportunities to promote sustainable transport modes can be – or 
have been – taken up, given the type of development and its location; 

 safe and suitable access to the site can be achieved for all users; and 
 

 any significant impacts from the development on the transport network (in terms 
of capacity and congestion), or on highway safety, can be cost effectively 
mitigated to an acceptable degree.  

Paragraph 109 of the NPPF makes clear that development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe.

At the local level the objectives of the NPPF are reflected in the Transport and 
Movement policies of the adopted Core Strategy. Specifically, policy TR1 sets out how 
development decisions will aim reduce the demand for travel, encourage and facilitate 
the use of sustainable travel modes, limit traffic growth, reduce congestion and improve 
journey time reliability. Policy TR2 seeks to manage car parking to help manage travel 
demand, support the use of sustainable travel modes, meet the needs of disabled and 
other groups whilst improving quality of place.

The proposed development would provide 11 new dwellings. The site occupies a 
sustainable location in an existing residential area, where there is access to public 
transport facilities including bus services from Main Road and rail services from Steeton 
and Silsden railway station. In light of the scale of the development and the availability 
of alternative transport options the proposed development is not considered to result in 
a substantial number of additional vehicle trips. Consequently the proposed 
development is not anticipated to have a severe impact on the surrounding highway 
network in terms of capacity or congestion.

The highway layout has been amended to meet the requirements of Highways 
Development Control. Specifically, the red line boundary has been amended in order to 
extend upto the adopted highway network at Sycamore Grove, with the relevant notice 
served on interested parties. The site access road has been amended to ensure a 
seamless transition with the existing surface of Holly Fold and radius kerbs have been 
replaced with 4 metre splays. A turning head has been provided at the east end of the 
private road to ensure that vehicles can enter and exit the development in a forward 
gear. The updated plan indicates that the private drive serving the proposed 
development would have a maximum gradient of 1:15. 
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The proposed access and highway layout are considered to be acceptable and would 
facilitate safe and suitable access to the site for all users.

In respect of the promotion of sustainable modes of travel the proposed development 
would provide electric vehicle charging points at a rate of one per dwelling, in 
accordance with the requirements of the Low Emission Strategy for Bradford.

Policy TR2 and Appendix 4 of the Core Strategy require the provision of an average of 
1.5 off street car parking spaces per unit for residential development. The proposed 
development would provide 22 car parking spaces to serve 11 dwellings and 4 further 
spaces for visitor car parking. The garage serving plot 2 has been included as a car 
parking space as its dimensions, 6mx3m, are sufficient to house a vehicle. It is 
necessary to impose a planning condition removing permitted development rights for 
the conversion of the garage, as plot 2 would only benefit from a single useable 
driveway parking space. The retention of the garage would ensure that plot 2 would 
benefit from 2 off street car parking spaces which is suitable to serve a 3 bedroom 
property and accords with the parking requirements of the Core Strategy. 

The development is considered to meet the required car parking standards and accords 
with policy TR2 of the Core Strategy.

In conclusion the proposed development is considered to occupy a sustainable location 
with access to public transport facilities. The inclusion of EV charging points would also 
promote the use of more sustainable forms of transport. The site access is considered 
to be safe and suitable for all users and the development would not result in an 
unacceptable impact on highway safety. The development is not considered to have a 
severe impact on the highway network in respect of capacity or congestion.

Land Contamination

Policy EN8 (B) of the Core Strategy requires that proposals for development of land 
which may be contaminated or unstable must incorporate appropriate investigation into 
the quality of the land.  Where there is evidence of contamination or instability, remedial 
measures must be identified to ensure that the development will not pose a risk to 
human health, public safety and the environment.  

A Phase 1 Desktop Report (Mugen Geo Ltd) has been submitted in support of the 
application. The Environmental Health Department have assessed the submitted 
information and have raised no objection to the proposed development subject to the 
imposition of planning conditions requiring the submission of a Phase 2 site 
investigation and risk assessment; confirmation of the completion of investigative 
works, submission of a detailed remediation strategy and the submission of a 
remediation verification report. Further conditions are also required in order to ensure 
that any unexpected contamination is dealt with appropriately and that any imported 
materials are of an acceptable quality. Subject to the aforementioned conditions the 
proposed development is considered to accord with policy EN8 of the Core Strategy.

Biodiversity
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The site is not specifically designated for its biodiversity value. Nonetheless policy 
EN2(d) requires consideration of any adverse impact that a development may have on 
important habitats and species.

A Phase 1 Habitat Assessment has been provided in support of the application. The 
assessment does not identify any protected or notable species, or priority habitats to be 
present. No further survey work is therefore considered to be required.

There are no records of breeding birds for the site. However, in accordance with best 
practice site clearance should occur outside of the breeding bird season (March-
August), or where this is not possible a pre-clearance check should be undertaken by a 
suitably qualified ecologist to confirm or otherwise the presence of active nests. If an 
active nest is identified, all works within the vicinity of the nest should be delayed until 
the young have fledged and the nest is no longer in use. An ecologist should confirm 
that the nest is no longer in use. The developer shall be alerted to the aforementioned 
requirements by a footnote on the decision notice.

Paragraph 170 of the Framework identifies the need for planning decisions to 
contribute to and enhance the natural and local environment by, amongst other things, 
minimising impacts on and providing net gains for biodiversity. In this regard the 
submitted Phase 1 Habitat Assessment provides a number of recommendations, 
including the provision of bat and bird nest boxes into the fabric of the proposed 
dwellings and accessibility features to improve habitat connectivity to enable small 
mammals to move freely between the site and offsite fields and between garden areas.

The aforementioned requirements can be secured by a planning condition requiring the 
submission of a Biodiversity Enhancement Plan based on the recommendations 
provided with the Phase 1 Habitat Assessment. The enhancements shall then be 
provided prior to occupation of the dwellings and retained for the lifetime of the 
development. Subject to the aforementioned condition it is considered that the 
development can deliver net gains for biodiversity in accordance with the requirements 
of the Framework and policy EN2 of the Core Strategy.

The   site   is   located   within   the   South   Pennine   Moors   Special   Protection   
Area (SPA)/Special  Area  of  Conservation  (SAC)  (European  Site),  which  is  also  a  
Site of Special  Scientific  Interest  (SSSI)  and  includes  Ilkley  Moor. Potential 
detrimental impacts  of  additional  housing  have  been  highlighted  in  the  Habitat  
Regulations Assessment  of  the  Core  Strategy  for  the  Bradford  District  and  the  
Core  Strategy includes policy SC8 which considers the impact of proposed housing 
developments on the European Site. The development site falls within 'Zone C' of 
policy SC8. 
 
There  are  3  ways  in  which  additional  residential  development  close  to  the  
SPA/SAC could impact on its nature conservation interest: Loss of supporting habitat; 
urban edge effects  (risk  of  fire,  predation  of  birds  by  pets,  loss  of  air  quality  
etc);  and  additional recreational pressure. 
 
In  this  case,  the  site  is  primarily  grassed  land  and  is  not  supporting  habitat  to  
the SPA/SAC as it is not a habitat for nesting birds. The site is also well beyond the 
400m zone  of  influence  in  respect  of  damaging  urban  edge  impacts  (e.g.    fire-
spread,  fly-tipping,  cat  predation)  and  is  significantly  physically  separated  from  
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the  SPA/SAC moors by intervening development. The potential impact of urban edge 
effects will be negligible. 
 
It  is  acknowledged  that  a  net  increase  of  residential  dwellings  can,  in  principle,  
add increased recreational pressure on the SPA/SAC. However, the relatively small 
size of the  proposal  and  availability  of  amenity  space  within  the  site  itself  are  
such  that  the proposed  development  is  unlikely  to  add  significantly  to  recreational  
pressure  on  the moors compared with that from the general population already within 
the 7km zone and that arising from visitors to the moors. The proposal is therefore 
considered to accord with policy SC8 of the Core Strategy. 
 
Drainage

Policy EN7 of the Core Strategy deals with Flood Risk and states that the Council will 
manage flood risk pro-actively.  In assessing development proposals this will require 
that all sources of flooding are addressed, that proposals will only be acceptable where 
they  do  not  increase  flood  risk  elsewhere  and  that  any  need  for  improvements  
in drainage  infrastructure  is  taken  into  account.  Development  proposals  will  also  
be required  to  seek  to  minimise  run-off  and  for  Greenfield  sites  run  off  should  
be  no greater than the existing Greenfield overall rates.

The  Council’s  Drainage  Unit  (acting  as  Lead  Local  Flood  Authority  (LLFA))  have 
assessed the submitted information and have advised that they have no objections to 
the proposed development subject to the imposition of a planning condition.

A condition is required to ensure that the surface water drainage scheme including the 
surface water/watercourse inlet chamber and grid, are constructed in accordance with 
the submitted details and that the infrastructure is maintained thereafter.

In conclusion the proposed development is considered to be appropriately flood 
resistant and flood resilient. Through the imposition of the suggested planning condition 
the development will be served by acceptable drainage infrastructure based on SuDS 
principles and suitable maintenance arrangements will be put in place to ensure an 
acceptable standard of operation for the lifetime of the development. The proposal is 
therefore considered to accord with the requirements of policy EN7 of the Core 
Strategy and paragraphs 163 and 165 of the NPPF.

Community Safety

Policy DS5 requires that development proposals are designed to ensure a safe and 
secure environment and reduce opportunities for crime. The Police Architectural 
Liaison Officer has reviewed the submitted proposals and, whilst not objecting in 
principle to the proposed development the following points of detail have been raised:

- Install side windows to plots 1 and 2 to provide surveillance of the footpath route.

-Stone walls directly abutting the boundary fences of plots 1 and 2 could be used as 
climbing aids to access the rear of the properties. 

-Rear boundary treatments of all plots should be 1.8 metres in height.

-Bin storage at plot 1 should be set behind the boundary fence.
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- Plots 4/5, 6/7, 8/9, 10/11 each have a shared pathway with gated access located 
along the rear building line of each plot which could allow any stranger / potential 
offender to enter the pathway and attempt entry into the rear gates as surveillance is 
limited.

The aforementioned issues have been addressed through the submission of amended 
plans, with the exception of omitting the shared pathways to plots 4/5 and 6/7. Given 
the constraints of the site the use of a shared footpaths to plots 4/5 and 6/7 cannot be 
avoided. However, it is considered that the development has generally been designed 
to reflect the principles of secure by design and that the spaces which would be created 
by the development would not be unacceptably insecure or susceptible to antisocial 
behaviour. 
 
It is considered that there are no grounds to conclude that the proposed development 
would create an unsafe or unsecure environment and the proposal is considered to 
accord with policy DS5 of the Core Strategy.

Further Issues Raised by Representations

Increased wear and tear on Holly Fold resulting from construction traffic and use of the 
road by residents of the development.

An increase in wear and tear of the road surface is not an adequate reason to refuse 
planning permission.

Insufficient drainage information.

The submitted information has been assessed by the Lead Local Flood Authority and it 
is considered to be sufficient to enable the determination of the application.

 Hard surfacing will increase flash flooding in the area.

The drainage details have been assessed by the Lead Local Flood Authority and it is 
considered that subject to adherence to the agreed details the development will not 
increase flood risk elsewhere.

All plots will overlook properties on Holly Fold

The proposed dwellings are sufficiently separated from Holly Fold to ensure that no 
adverse overlooking implications would be incurred.

Increased emissions from additional vehicle traffic

It is accepted that the proposed development would result in greenhouse gas 
emissions. However, it is considered that such emissions are likely to be relatively 
lower than would be the case for alternative, less sustainable locations. In order to 
encourage alternative means of transport Electric Vehicle (EV) charging points will be 
secured by a planning condition at a rate of 1 per residential unit in line with the Type 1 
Mitigation requirements set out in the Bradford Low Emission Strategy.

Increased noise and disturbance.
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A condition is proposed restricting hours of construction work to 0:730-18:00 Monday to
Friday, 07:30-1300 on Saturday and no working on Sundays or public/bank holidays.
The proposed condition is considered to be sufficient to prevent working during
unsociable hours.

Increased risk of crime due to the formation of an alleyway at the rear of plots 4-11

The proposed layout would not result in the formation of an alleyway at plots 4-11.

Loss of habitat

The development site is not comprised of high value habitat. The development would 
also be subject to a planning condition requiring the submission of Biodiversity 
Enhancement Plan to ensure that the recommendations outlined in the Phase 1 Habitat 
Assessment are incorporated into the development

Loss of view from properties on Holly Fold.

The loss of a view is not a material planning consideration.

Impact on the resale value of properties on Holly Fold.

Property value is not a material planning consideration.

The 2012 The Phase 1 habitat assessment is out of date.

An updated Habitat Assessment has been provided dated 18th April 2019. 

The existing and proposed site plans do not correctly depict numbers 11, 12 and 14 
Holly Fold.

The submitted site plan is of sufficient detail to enable accurate assessment of the 
development proposal.

The land within the application site is at "High" risk of landslide.

Paragraph 179 of the NPPF advises that where a site is affected by land stability 
issues, responsibility for securing a safe development rests with the developer and/or 
landowner.

No details have been provided in relation to the proposed carriageway gradients

The submitted information includes carriageway gradients. The carriageway would 
have a maximum gradient of 1:15. 

The proposed Public Right of Way has no natural surveillance and has the potential to 
increase the risk of crime.

The proposal has been amended in line with the comments of the Police Liaison 
Officer. Additional window openings have been provided in the gable elevations of plots 
1 and 2 in order to increase natural surveillance of the footpath.
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Plots 1 & 2 are dated in their approach to modern-living

The proposed dwellings are considered to be of an appropriate standard to meet with 
the housing quality objectives of policy HO9 of the Core Strategy

The repetition of 8 properties of the same design creates a bland streetscape.

The proposed property designs are considered to be acceptable and would not detract 
from the surrounding residential area.

Inadequate provision of green space.

The size and topography of the site are substantial constraints to the provision of public 
green space within the development layout.

Artificial slate and natural stone would be more appropriate construction materials.

The proposed construction materials are considered to be acceptable subject to the 
approval of samples. 

Construction vehicle washing facilities should be provided

The use of wheel washing facilities to prevent mud on the highway throughout the 
construction process can be ensured by a planning condition.

The plans do not show the full route of the public right of way

The plans accurately detail the route of the public right of way through the site in line 
with the diversion order which was confirmed in March 2016. Any deviation from this 
route would require the developer to apply for and successfully obtain a further 
diversion order to legally divert the footpath.

Inadequate mix of unit sizes.

The development would provide 11 three bedroom dwellings. Policy HO11 of the Core 
Strategy identifies the delivery of more family housing as the number one strategic 
priority for meeting the needs of the districts growing population and it is considered 
that the development would contribute towards meeting this objective. Whilst a mix of 
units sizes would be desirable for a larger development site it is not considered to be 
necessary in this instance.

Clarification is needed of the boundary treatment separating the carriageway and Holly 
Fold.

The existing boundary fence to the rear of properties on Holly Fold would remain in 
place.

Housing development is not necessary

The adopted Core Strategy identifies the need to house Bradford’s growing population 
by delivering 42,100 new residential units by 2030. More specifically, policy HO3 of the 
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Core Strategy identifies a need to provide 346 new homes in Steeton with Eastburn 
upto 2030.

Local Schools are already at capacity

Contributions towards education infrastructure are secured through the Community 
Infrastructure Levy (CIL). The application site is located in CIL zone 3 where there is a 
charge of £20 per sq m. The development would generate a CIL payment of £25,484. 

Insufficient time period for neighbour consultation

The application has been publicised in accordance with the protocol for the publicity of 
planning applications is set out in section 15 of The Town and Country Planning 
(Development Management Procedure) (England) Order 2015 under Publicity for 
applications for planning permission.

Increased dust and vibrations from construction work

A footnote is to be imposed alerting the developer of the need to adhere to IAQM 
guidance.

Health risks to neighbouring property owners from re-routing overhead power lines.

There are EMF (electric and magnetic field) limits in force in the UK. All of the electricity 
system, including all overhead lines, complies with these limits. The limits are set to 
prevent all established effects of EMFs on people.

The development encroaches into the green belt.

The site is not located on green belt land.

There is no commentary within the application on how the applicant intends to respond 
to the 2no. overhead power lines that cross the site.

A footnote has been imposed alerting the developer of the need to discuss diversion of 
power lines running across the site with the provider/appropriate body concerned at the 
earliest opportunity.

A contribution of £3,127.33 should be made to the Airedale NHS Foundation trust in 
order to provide additional services to meet patient demand.

Without evidence of: 

 the exact services and items the monies will be used towards; 
 how this development directly generates the health demand for those services 

(and the nature of that demand) during the relevant 12 months of the grant of the 
permission beyond those already planned for by population growth; and

 why the Trust cannot currently meet such demand itself;

It is not possible to conclude that the contribution satisfies the requisite tests that the 
contribution is necessary, directly related to the development and reasonable in scale 
and kind.
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Planning Obligations

The site is located in an area where policy HO11 of the Core Strategy requires that 
30% of the units are provided on an affordable basis. The provision of on-site 
affordable housing/or an equivalent commuted sum will be secured by a S106 
agreement in the event that planning permission is granted.

Community Infrastructure Levy

The site is located in CIL Zone 3. The development would generate a CIL payment of 
£25,484.48

Equality Act 2010, Section 149:
In writing this report due regard has been 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, in 
accordance with the duty placed upon Local Authorities by Section 149 of the Equality 
Act 2010.

The context of the site, the development scheme proposed and the representations 
received have been reviewed to identify the potential for the determination of this 
application to disadvantage any individuals or groups of people with characteristics 
protected under the Equality Act 2010.

The outcome of this review is that there is that there is not considered to be any sound 
reason to conclude that the proposed development would have a significantly 
detrimental impact on any groups of people or individuals with protected characteristics.

Reason for Granting Planning Permission:

The proposed development would meet the requirements of Core Strategy policies P1, 
SC1, SC4, SC6, SC9, TR1, TR2, TR3, HO5, HO8, HO9, HO11, EN2, EN3, EN4, EN5, 
EN7, EN8, DS1, DS3, DS4, DS5, ID2 and ID3 and the application is recommended for 
approval.  
 
Conditions:

General

1.Approved Plans

The development hereby approved shall only be carried out in accordance with the 
following documents:-

04 Revision D- Proposed Site Plan
15- Proposed Site Sections
434-07 Revision C- Plot 1 Plans and Elevations  
434-08 Revision C- Plot 2 Plans and Elevations
434-09 Revision A- Plot 3 and 4 Plans and Elevations 
434-12- Plots 7, 8 and 9 Plans and Elevations
434-13 – Plots 5,6,10 and 11 Plans and Elevations
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14- Proposed Highway Details
15- Proposed Site Sections
2018 - 146 - 01 Revision D- Proposed Surface Water and Foul Drainage Layout
2018 - 146 - 03 Catchment Area Plan
2018 - 146 – 04- Highways Drainage
 
Reason: For the avoidance of doubt as to the terms under which this planning 
permission has been granted.

2. Three Year Time Limit
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).

3. PD Rights Removed A-E
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 subsequently be carried out to the development hereby 
approved without the prior express written permission of the Local Planning 
Authority.

Reason: To safeguard the amenities of occupiers of adjoining properties and to 
accord with Policies DS3 and DS5 of the Core Strategy Development Plan 
Document.

4. Material Samples
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.

5. Bin Storage
Prior to the first occupation of the residential units the bin storage areas shall be 
provided and made available for use in accordance with the approved plan and 
thereafter retained.

Reason: To ensure appropriate design arrangements for waste handling and to accord 
with Policies DS1 and DS5 of the Core Strategy.

6. Landscaping Scheme
In the first planting season following the completion of the development, or as may 
otherwise be agreed in writing by the Local Planning Authority, the landscaping 
proposals and new tree planting shall be implemented at the site in accordance 
with details shown on the approved Proposed Site Plan reference 04 Revision D.
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Any trees or plants comprising the approved landscaping that become diseased or 
die, or which are removed or damaged within the first 5 years after the completion 
of planting shall be removed and a replacement landscape planting using the 
same or similar species/specifications shall be planted in the same position no 
later than the end of the first available planting season following the demise of the 
original landscape planting. 

Reason: In the interests of visual amenity and to accord Policies EN5, DS2 and 
DS3 of the Core Strategy Development Plan Document.

7. Landscape Maintenance
Prior to occupation of any part of the development, a schedule of landscape 
maintenance for a minimum period of 25 years shall be submitted to and approved 
in writing by the Local Planning Authority. The schedule shall include a plan to 
define all communal hard and soft landscaped areas to be maintained under the 
maintenance regime, an outline of maintenance works to be undertaken and the 
frequency of those work, together with details of responsibilities for implementing 
the maintenance regime by a Management Company or other agency. It shall 
provide email, postal address and telephone contact details of such a company or 
agency. Landscape maintenance of the identified areas shall subsequently be 
carried out in accordance with the approved schedule for the period agreed. 
 
Reason: To ensure effective future maintenance of the landscaped areas in the 
interests of visual amenity and to accord with Policies DS2, DS3 and DS 5 of the 
Local Plan Core Strategy.

8. Bat and Bird Box Details
Prior to the first occupation of the dwellings details of bat and bird nest boxes to be 
incorporated into the design of all units shall be submitted to and approved in 
writing by the local planning authority. The bat and bird nest boxes so approved 
shall then be provided in full prior to the first occupation of the development and 
shall thereafter be retained as long as the development is in use.
 
Reason: To ensure that the development contributes positively towards the 
overall enhancement of the District’s biodiversity resource and to accord with 
policy EN2 of the Core Strategy.

9. Boundary Treatments

The boundary treatments as indicated on submitted drawing reference 04 Rev C 
shall be provided in full prior to the first occupation of the residential units and shall 
thereafter be retained.

Reason: In the interests of amenity and privacy and to accord with Policy DS5 of 
the Core Strategy.

10. Construction Hours 
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.
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To protect the amenity of the occupants of nearby dwellings and to accord with 
policy DS5 of the Core Strategy Development Plan Document.

11. Construction Plan
Notwithstanding the provisions of Class A, Part 4 of Schedule 2 of the Town and 
Country Planning (General Permitted Development) Order 1995, or any 
subsequent legislation, the development hereby permitted shall not be begun until 
a plan specifying arrangements for the management of the construction site has 
been submitted to and approved in writing by the Local Planning Authority. The 
construction plan shall include the following details:

i) Full details of the contractors means of access to the site including measures to 
deal with surface water drainage;
ii) Hours of delivery of materials;
iii) Location of site management offices and/or sales offices;
iv) Location of materials storage compounds, loading and unloading areas and 
areas for construction vehicles to turn within the site;
v) Car parking areas for construction workers, sales staff and customers;
vi) The extent of and surface treatment of any all temporary road accesses leading 
to compound/storage areas and the construction depths of these accesses their 
levels and gradients.
vii) Temporary warning and direction signing on the approaches to the site.
The construction plan details so approved before development is begun and shall 
be kept in place, operated and adhered to at all times until the development is 
completed.

Reason: To ensure the provision of proper site construction facilities in the 
interests of highway safety and the amenity of the surrounding environment and its 
occupants and to accord with policies TR1, TR3, DS4 and DS5 of the Local Plan 
for Bradford.

Highways

12. Access Before Use
Before any part of the development is brought into use, the proposed means of 
vehicular and pedestrian access hereby approved shall be laid out, hard surfaced, 
sealed and drained within the site in accordance with the approved plan numbered 
434-04C and completed to a constructional specification approved in writing by the 
Local Planning Authority.

Reason: To ensure that the site is connected to existing street and path networks, 
public transport and places and that a safe and suitable form of access is made 
available to serve the development in accordance with Policy DS4 of the Core 
Strategy Development Plan Document and Paragraph 108 of the National 
Planning Policy Framework.

13. Parking Provision
Prior to the first occupation of the residential units, 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.
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Reason: In the interests of highway safety and to accord with Policies TR2 and 
EN7 of the Core Strategy 

14. Electric Vehicle Charging
From the date of  first  occupation,  each residential unit on site  with  dedicated  
parking  shall  be provided with access to a fully operational 3 pin socket on a 
dedicated 16A circuit, capable of providing a 'trickle' charge to an electric vehicle. 
Charging points should be provided via outdoor, weatherproof sockets within easy 
access of the parking areas or within dedicated garage space.  All EV charging 
points shall be clearly marked with their purpose and drawn to the attention of new 
residents in their new home welcome pack/travel planning advice.  
 
Reason:  To  facilitate  the  uptake  and  use  of  low  emission  vehicles  by  future 
occupants and reduce the emission impact of traffic arising from the development 
in line with the West Yorkshire Low Emission Strategy and the National Planning 
Policy Framework.

Land Contamination

15. Site Investigation Scheme
Prior to development commencing, 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 off 
site receptors and to comply with policy EN8 of the Local Plan for Bradford.

16. Site Investigation Implementation
Prior to development commencing 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 is intended use and 
to comply with policy EN8 of the Local Plan for Bradford.

17. Remediation Strategy
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.

     
Reason: To ensure that the site is remediated appropriately for its intended use 
and to comply with policy EN8 of the Local Plan for Bradford.

18. Remediation Verification
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A remediation verification report, including where necessary quality control of 
imported soil materials and clean cover systems, prepared in accordance with the 
approved remediation strategy shall be submitted to and approved in writing by the 
Local Planning Authority prior to the first occupation of each phase of the 
development (if phased) or prior to the completion of the development.  

  
Reason: To ensure that the site is remediated appropriately for its intended use 
and to comply with policy EN8 of the Local Plan for Bradford.

19. Unexpected Contamination
If, during the course of development, contamination not previously identified is 
found to be present, no further works shall be undertaken in the affected area and 
the contamination shall be reported to the Local Planning Authority as soon as 
reasonably practicable (but within a maximum of 5 days from the find).  Prior to 
further works being carried out in the identified area, a further assessment shall be 
made and appropriate remediation implemented in accordance with a scheme also 
agreed 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 Local Plan for Bradford.

20. Material Importation
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. 
         
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 Local Plan for Bradford.

Drainage

21. Foul and Surface Water Infrastructure
The surface water drainage scheme shall be constructed in accordance with Proposed 
Surface Water / Foul Drainage Layout and Manhole Schedule, Drawing No. 2018-146-
01-Rev D. The drainage scheme including the inlet chamber and grid shall be 
maintained thereafter by an appointed Management Company for the lifetime of the 
development.

Reason: In the interests of the amenity of future occupiers, pollution prevention and the 
effective management of flood risk and to accord with Policies DS5, EN7 and EN8 of 
the Core Strategy Development Plan Document.

Footnotes

1. Works Affecting an Ordinary Watercourse
The developers attention is drawn to the need to gain consent for works affecting an 
ordinary watercourse from the Lead Local Flood Authority, in this case Bradford 
Council. The developer must therefore apply to Bradford Council Land Drainage 
Department for consent to undertake works affecting the watercourse banking. For 
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advice regarding works to the watercourse please contact Edward Norfolk on 01274 
433905 or via e-mail at edward.norfolk@bradford.gov.uk

2. Rights of Way
The affected public footpath must not be obstructed by any plant, materials or 
equipment.  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.

If work alongside the public footpath presents a danger to path users the affected 
section should be fenced off with safety netting

The surface of the footpath should not be disturbed, however, if damage to the public 
footpath is caused by development works 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.

Throughout the period of development, the line of the footpaths must be indicated on 
site. If building works remove features that would enable users to find the 
footpath/bridleway the line of the footpath/bridleway must be clearly indicated by some 
other means, as this will help to minimise conflict and difficulties on site.

3. Breeding Birds
All wild birds are protected under the Wildlife and Countryside Act 1981 (as amended), 
including their nests (whilst in use or being built) as well as any eggs the nest may 
contain. Site clearance should not occur during the bird nesting season. This is weather 
dependant but generally extends from 1st March to 31st August (inclusive).  If this is 
not possible and breeding birds are encountered, any such works undertaken within the 
bird nesting period (March to August inclusive) should be supervised by a suitably 
qualified ecologist and no site clearance should take place until after the fledglings 
have left the nest.

4. Power Line Diversion
Footnote: The developer is advised to discuss diversion of power lines running across 
the site with the provider/appropriate body concerned at the earliest opportunity.
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