
Report of the Assistant Director (Planning, 
Transportation & Highways) to the meeting of 
Regulatory and Appeals Committee to be held on 20th 
August 2020

P
Subject:  
Planning application 19/04426/MAF and Listed Building Consent application 
19/04425/LBC for the following development at Ebor Mills, Ebor Lane, Haworth, Keighley.

Conversion and refurbishment of Grade II listed Ebor Mills into 14 dwellings, construction 
of 24 new dwellings within the curtilage of the site, landscaping, biodiversity and 
environmental enhancements, highway and footway improvements to Ebor Lane and 
demolition of the weaving sheds and partial demolition and reconstruction of the boiler 
house.

Summary statement:

The Regulatory and Appeals Committee are asked to consider a full planning application 
for the conversion and refurbishment of Grade II listed Ebor Mills into 14 dwellings, 
construction of 24 new dwellings within the curtilage of the site, landscaping, biodiversity 
and environmental enhancements, highway and footway improvements to Ebor Lane and 
demolition of the weaving sheds and partial demolition and reconstruction of the boiler 
house

The Regulatory and Appeals Committee are also asked to consider a listed building 
consent application for the conversion and refurbishment of Ebor Mills into 14 dwellings, 
construction of 24 new dwellings within the curtilage of the site and landscaping works 
within the curtilage of the Grade II listed heritage assets.

A full assessment of the applications against all relevant planning policies and material 
planning considerations is included at Appendix 1.

It is recommended that the Committee be minded to grant planning permission subject to 
a S106 Agreement and with conditions as listed in this report and that the Assistant 
Director Planning Transportation & Highways be authorised to exercise delegated powers 
to issue the grant of permission on completion of the said S106 Agreement.

It is recommended that the Committee be minded to grant listed building consent with 
conditions as listed in the report and that the Assistant Director Planning Transportation 
and Highways be authorised to exercise delegated powers to issue the grant of consent.
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1. SUMMARY
The Regulatory and Appeals Committee are asked to consider the recommendations 
for the determination of planning application reference 19/04426/MAF and listed 
building consent application reference 19/04425/LBC 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 Technical Report of the Assistant Director 
(Planning, Transportation and Highways). This identifies the material considerations 
relevant to both applications to be considered. 

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

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

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

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

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 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. 
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 
Haworth, with nearby bus services available on Lees Lane/Mill Hey to access facilities 
and services further afield. Bus services which operate on Lees Lane/Mill Hey include 
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the B1/B2/B3 which operate between Keighley and Stanbury/Oakworth/Hebden Bridge 
all at a sixty-minute frequency. 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 with 
dedicated parking in line with the Type 1 Mitigation requirements set out in the Bradford 
Low Emission Strategy.

The EV charging points are to be provided in lieu of the £19,019.00 contribution 
requested by West Yorkshire Combined Authority for the provision of a 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.

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 on the residents of Worth Valley Ward.

7.8 AREA COMMITTEE ACTION PLAN IMPLICATIONS
None

7.9 IMPLICATIONS FOR CORPORATE PARENTING



Report to the Regulatory & Appeals Committee

Ebor Mills, Ebor Lane, Haworth - page 5

None

7.10 ISSUES ARISING FROM PRIVACY IMPACT ASSESMENT
None

8. NOT FOR PUBLICATION DOCUMENTS
None

9. OPTIONS
If the committee proposes to follow the recommendation to grant planning permission 
and listed building consent then the Assistant Director (Planning, Transportation, 
Highways) can be authorised to issue a decision notice granting conditional planning 
permission, subject to the completion of the section 106, and a decision notice granting 
conditional listed building consent.

If the Committee decide that planning permission and/ or listed building consent should 
be refused, they may refuse the application(s) accordingly, in which case reasons for 
refusal will need to be provided based upon development plan policies or other material 
considerations.

10. RECOMMENDATIONS

That the Committee be minded to grant planning permission subject to a S106 
Agreement and with conditions as listed in this report and that the Assistant Director 
Planning Transportation & Highways be authorised to exercise delegated powers to 
issue the grant of permission on completion of the said S106 Agreement.

That the Committee be minded to grant listed building consent with conditions as listed 
in the report and that the Assistant Director Planning Transportation and Highways be 
authorised to exercise delegated powers to issue the grant of consent.

11. APPENDICES
Appendix 1: Technical Report

12. BACKGROUND DOCUMENTS
National Planning Policy Framework (2019)
Adopted Core Strategy (2017)
Replacement Unitary Development Plan (2005)
Homes and Neighbourhoods: A Guide to Designing in Bradford (2020)
Haworth, Cross Roads and Stanbury Neighbourhood Plan (Draft)
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Appendix 1
20th August 2020

Ward:  Worth Valley
Recommendation:

That the Committee be minded to grant planning permission subject to a S106 
Agreement and with conditions as listed in this report and that the Assistant Director 
Planning Transportation & Highways be authorised to exercise delegated powers to 
issue the grant of permission on completion of the said S106 Agreement.

That the Committee be minded to grant listed building consent with conditions as listed 
in the report and that the Assistant Director Planning Transportation and Highways be 
authorised to exercise delegated powers to issue the grant of consent.

Heads of Terms of the Legal Agreement:

1.S106 agreement for off-site highway improvement works on Ebor Lane comprising 
footpath upgrades.

Application Number:

Planning Application- 19/04426/MAF
Listed Building Consent Application- 19/04425/LBC

Type of Application/Proposal and Address:

A full planning application for the conversion and refurbishment of Grade II listed Ebor 
Mills into 14 dwellings, construction of 24 new dwellings within the curtilage of the site, 
landscaping, biodiversity and environmental enhancements, highway and footway 
improvements to Ebor Lane and demolition of the weaving sheds and partial demolition 
and reconstruction of the boiler house

A listed building consent application for the conversion and refurbishment of Ebor Mills 
into 14 dwellings, construction of 24 new dwellings within the curtilage of the site and 
landscaping works within the curtilage of the Grade II listed heritage assets.

Applicant:
Skipton Properties Ltd

Agent:
Mr Jay Everett
Addison Planning Consultants Ltd

Site Description:

An irregular shaped 1.7 hectare site positioned on the valley floor adjacent to 
Bridgehouse Beck. The site forms part of a larger area of Village Green Space as 
identified on the Replacement Unitary Development Plan Proposals Map (Keighley 
South Constituency). 
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The site is occupied by Ebor Mills which is a grade II listed mill complex arranged 
around three sides of a courtyard. The complex consists of a two storey spinning mill 
with basement, boiler house, economiser building, warehouse and northlight weaving 
sheds.

The spinning mill dates from 1819 and is the most prominent of the buildings, located to 
the east of the site access its south elevation forms part of the Ebor Lane frontage. The 
building is constructed of stone and has a stone slate roof. Internally the building has 
been adapted to office use. The boiler house is a single storey building located to the 
north of the spinning mill. It is constructed of natural rubble stone with a stone slate roof 
supported by iron trusses.  The economiser building is located to the north of the boiler 
house and is a single storey building constructed of stone beneath a pitched slate roof. 
The buildings openings are currently walled up with blockwork. The warehouse building 
is located to the north of the economiser building, parallel to the spinning mill. It is 
constructed of natural stone and the original roof covering has been replaced with an 
inferior tiled roof. Internally the first and second floors have been replaced as has the 
roof structure, with some original features reused. The weaving sheds are located to 
the north of the warehouse and occupy the largest footprint of the existing buildings. 
The weaving sheds are two storeys in height and are constructed of stone with a 
northlight roof. The mill chimney is located to the west of the weaving sheds and north 
of the Economiser Building. The base of the chimney is square and the shaft is 
octagonal. The chimney is a landmark visible from numerous vantage points in the 
surrounding area.

The eastern end of the mill courtyard was originally completed by an imposing 6 storey 
mill building. The building was catastrophically fire damaged in 2010 and its remnants 
were deemed unsafe for retention and demolished.

The development site is bounded to the north by a low wall beyond which there is a 
field and steeply sloping wooded embankment within the Green Belt. To the east the 
site is contained by a steep vegetated slope which ascends towards dwellings on Cryer 
Meadows and Midgely Walk. The southern boundary of the site fronts Ebor Lane and 
the Grade II listed Ebor Bridge. South of the bridge and outside of the development site 
there is a publicly accessible wetland habitat area (Bradford Wildlife Area 081). 
Vehicular and pedestrian access into the development site is achieved from Ebor Lane 
between the eastern gable of the Spinning Mill and a row of Grade II listed mill workers 
cottages. Further south on Ebor Lane stands Ebor House the former residence of the 
mill owner. The dwelling is grade II listed, as is a plaque in the garden wall of the 
dwelling. The Keighley and Worth Valley Railway runs along the western boundary of 
the site and the area of land located between the railway and Bridgehouse Beck is 
within the Green Belt.

Relevant Site History:

Application Ref.  Description Decision
18/03605/PMJ Residential conversion and new build Amendments 

Required
08/02209/LBC Part demolition, extension, internal and 

external alterations of Grade II listed 
industrial buildings to form 102 residential 
units

Finally Disposed of- 
16.11.2010

08/02224/FUL Change of use of industrial buildings to Finally Disposed of- 
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102 residential units and construction of 18 
houses with car parking and access road

16.11.2010

95/03514/COU Change use of land to provide visitors car 
park for nature reserve 
 

Granted 08.02.96

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.

Planning (Listed Buildings and Conservation Areas) Act 1990

The proposed development is assessed in relation to the relevant statutory 
duties consisting of sections 66 (1) and 72 of the Act. 

Replacement Unitary Development Plan (RUDP):

Allocation
Village Greenspace- Policy OS7

K/OS7.7 Mytholmes and Lees Lane, Haworth- A green swathe extending into the 
centre of Haworth. The green space as a whole is important to the setting of Haworth 
and it serves to link the open Countryside to the north and south, acting as a green 
break between Haworth and Lees.

Core Strategy
P1- Presumption in Favour of Sustainable Development
SC1- Overall Approach and Key Spatial Priorities
SC4- Hierarchy of Settlements
SC5- Location of Development
SC7- Green Belt
SC8- Protecting the South Pennine Moors and their Zone of Influence
SC9- Making Great Places
PN1- South Pennine Towns and Villages
PN2- Investment Priorities for the Pennine Towns and Villages
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EC4- Sustainable Economic Growth
TR1- Travel Reduction and Modal Shift
TR2- Parking Policy
TR3- Public Transport, Cycling and Walking
HO1- The District’s Housing Requirement
HO2- Strategic Sources of Housing Supply
HO3- Distribution of Housing Development
HO5- Density of Housing Schemes
HO6- Maximising the Use of Previously Developed Land (PDL)
HO8- Housing Mix
HO9- Housing Quality
HO11- Affordable Housing
EN2- Biodiversity and Geo-diversity
EN3- Historic Environment
EN4- Landscape
EN5- Trees and Woodland
EN7- Flood Risk
EN8- Environmental Protection
DS1- Achieving Good Design
DS3- Urban Character
DS4-Streets and Movement
DS5- Safe and Inclusive Places
ID3- Developer Contributions

Homes and Neighbourhoods - A Guide to Designing in Bradford 2020 SPD
As a supplementary planning document, it supports the local plan policies and 
advances the Government’s agenda by putting high-quality design, healthy & happy 
communities, and inclusive design principles, at the forefront of market-appropriate and 
financially viable new housing in Bradford district. 

The SPD outlines a number of principles when creating a neighbourhood: 
Density and scale
Movement
Green streets
Safe and characterful streets
Open space
Water and drainage
Landscape
Biodiversity
Play
Housing mix
Topography and ground conditions
Roofs and building forms
Key buildings and corners
Parking
Waste
Making inclusive places

Neighbourhood Planning

The site is located within the Neighbourhood Area Designation of the Haworth, Cross 
Roads and Stanbury Neighbourhood Plan. A draft version of the aforementioned plan 
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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, if more than half of those voting are in favour, the 
plan will come into force as part of the statutory development plan for the area 

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:

Haworth, Cross Roads and Stanbury Parish Council has provided the following 
comments;

Description of Development 
The demolition of existing buildings should be explicitly mentioned within the 
description of the proposed development.

Not all of the proposed dwellings are within the curtilage of the mill. Does the 
description need to be reviewed in order to make clear how the new dwellings are not 
necessarily within the ‘curtilage’ of the buildings?

Principle of Development 
The site does not consist entirely of previously developed land. This is confirmed in 
section 4.12 of the Built Heritage Statement that acknowledges the agricultural land 
and paddock use of the land to be developed to the north of the complex of Mill 
buildings. 

The developed extent of the site includes the Mill buildings and an area of hardstanding 
to the south of the main weaving shed and east of the Listed buildings. The eastern 
extent of the site is undeveloped and green in character, as is the western section of 
the site that lies beyond Bridgehouse Beck and within designated Green Belt. As such, 
only the central strip of the site that is covered by buildings or hardstanding can be 
considered to be previously developed. Especially, as some of the wider site falls 
outside of the curtilage of the buildings. 

The previously developed part of the site is identified as having potential for 
redevelopment within the Haworth, Cross Roads and Stanbury Neighbourhood 
Development Plan under Policy H4. As such, the Parish Council has expressed its 
support, in principle, for the redevelopment of Ebor Mills. However, we are concerned 
that the application proposal is not consistent with the expectations of the 
Neighbourhood Plan. 

Whilst the Neighbourhood Plan identifies under Policy H4 the extent of the mills where 
development would be supported, the NP Policy has been prepared with reference to 
the expectation that the site will be adopted within the emerging Site Allocations DPD. 
However, the site, along with the surrounding land, is also shown within the NP to be 
washed over by Green Infrastructure Policy GE1. The designations within the 
Neighbourhood Plan therefore reflect the current planning policy status of the site and 
how the area is currently subject to a village greenspace designation under Saved UDP 
Policy OS7. 
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We are also concerned with the misrepresentation of the Neighbourhood Plan under 
paragraph 5.8 of the Planning Statement. The references within the Neighbourhood 
Plan to Ebor Mills and its development potential are in relation to the extent of the 
buildings on site. Reference to green open space and heritage interests make clear 
how there is an expectation that the open setting of the land surrounding site should be 
respected and maintained if development of the buildings is to be considered 
consistent with the Neighbourhood Plan and the statutory development plan for 
Bradford

Please note that throughout the Planning Statement, reference is made to UDP Policy 
UR4. This Policy was deleted some years ago and no longer forms part of the 
development plan for Bradford. Consequently, it is not a material consideration in the 
determination of planning applications and consistency with the Policy does not lend 
support for the proposed development.

Village Green Space 
The village greenspace, in which the Mill is located, is described under K/OS7.7 
Mytholmes and Lees Lane as a green swathe extending into the centre of Howarth. 
Additionally, the village green space acts to extend the open rural character of the 
designated Green Belt to the north into the urban extent of Haworth to the south. The 
greenspace is therefore considered to be important to the setting of Haworth because it 
serves to connect the open countryside to the north and south, and acts as a green 
break between Haworth and Lees. 

The Mill buildings are located within the bottom of a valley where the valley slopes rise 
above the buildings, which helps to accentuate the green setting of the site, and also 
the significance of the village green space, as part of a wider green corridor.

As such, the buildings that currently form Ebor Mills represent development nestled 
within important green space where the surrounding open countryside contributes to 
the setting of Haworth. If the open land around the Mill buildings were to be developed 
then it would result in the loss of the character of the green corridor. Such loss would 
be detrimental to the visual setting of Haworth and would have a negative impact on the 
operation of the green corridor created by the areas of pasture to the east and west of 
the Mill buildings. Consequently, Ebor Mills would appear to visually connect with the 
edge of Haworth, which would cause urban sprawl into open countryside. 

On this basis, we are concerned with how it is proposed for the development to be 
extended beyond the existing developed extent of the buildings and into the eastern 
section of the site, which is currently free of development. It is considered that 
extending development into the undeveloped eastern section of the site is contrary to 
UDP Policy OS7 and NO Policy GE1 because the proposal will have a detrimental 
effect on the character and setting of Haworth. If the redevelopment of Ebor Mills is to 
be considered acceptable then development should be constrained to the existing 
developed extent of the site rather than being allowed to extend eastwards in order to 
protect the purpose and character of the designated green space.

Development within the Green Belt 
In addition to development of the open areas of the site being contrary to policies set 
out in the Neighbourhood Plan and development plan for Bradford, we are also 
concerned with the proposed dwelling to the west of the Mills and north of Ebor Lane. 
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The proposed dwelling is noted within the drawings as The Sidings and to be located 
within an area of designated Green Belt.

The NPPF makes clear how development within the Green Belt is generally 
inappropriate unless very special circumstances can be demonstrated. Very special 
circumstances are usually where there is a set of unique circumstances evident that are 
particular to the proposal that justify the requirement for development. Having reviewed 
the application documents, we have found no explanation of what very special 
circumstances exist for the proposed dwelling identified in the drawings as The Sidings. 
Instead, we believe the dwelling to be contrary to the purposes of Green Belt as it 
constitutes encroachment into open countryside because it will introduce a new 
dwelling beyond the extent of established development and the built form of Haworth 
and Lees.

Impact on Heritage Assets 
As well as contributing to the setting of Haworth and creating a green corridor that 
connects the open countryside into the centre of Haworth, the open areas of pasture 
around the Mill buildings also contribute to the setting of the Listed buildings. The green 
spaces are part of the historic pattern of development of the area, and help to articulate 
the relationship between the various components of the original development of Ebor 
Mill, including the mill worker’s dwellings and the former Mill Manager’s House. To 
allow development of houses to extend beyond the confines of the existing footprints of 
the weaving shed will visually impact on the setting of the Listed buildings by harming 
the historic pattern of development given the significance of the open areas of pasture. 
We therefore believe the development needs to be confined to the area of land 
identified under Policy H4 of the Neighbourhood Plan on the Proposals Map. Otherwise 
the application proposal does not respect the special architectural or historic interest of 
the Listed Mill buildings.

In respect of the Landscape Assessment and also the Built Heritage Statement, we are 
concerned with the lack of cross referencing and appreciation of how the two matters 
interact. Particularly, in relation to the significance the open land around the Mill 
buildings and how it contributes to the setting of the Listed buildings. The open land 
around the fringes of the buildings that separate the site from the urban extent of 
Haworth is considered important to the setting of the Listed buildings. 

In respect of the Built Heritage Statement we are extremely concerned with how it 
concludes that despite the proposed development “clearly changing the character of 
the setting to the listed building group” and “the proposed development will have a 
major impact upon the significance of the Ebor Mill listed building group” the Statement 
concludes that the harm can be considered less than substantial. We strongly disagree 
given the proposed loss of buildings considered to have moderate to high heritage 
significance. Especially, as the appraisal of the significance is incomplete.

Included within the application pack is a Specification for Archaeological Photographic 
and Drawing Recording prepared by West Yorkshire Archaeology Advisory Service. 
This statement simply sets out a methodology for recording the heritage significance 
through photography and drawings. What appears to be missing from the application 
pack is then the actual assessment itself. Given the recording of the archaeology 
provides a means of determining the interest of the heritage asset then we cannot see 
how the full assessment of the significance can have been completed without such 
investigation. Especially, given the level of alterations proposed to the Listed buildings 
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in order to facilitate the conversion to residential. How can the appropriateness of the 
conversions be assessed without first understanding the significance of the existing 
features? 
With regards to the listed status of some of the Mill buildings, we are also concerned as 
to how the matter of ‘optimum viable use’ has not been addressed in accordance with 
the NPPF. The Neighbourhood Plan does not allocate the site, and simply refers to the 
potential of the site being allocated within emerging development plan for Bradford. As 
such, the current or last use, of the Listed buildings remains the optimum use and it is 
therefore necessary for the applicant to demonstrate that the current use is no longer 
viable before an alternative use can be considered. Any assessment also needs to be 
weighed against the public benefits of the proposed development, if the optimum use is 
not the original use. The application pack does not appear to include the necessary 
viability appraisal for the case to have been made and we cannot see how the 
application can be determined without such an appraisal.

Other Matters

We have further concerns with the proposal in relation to design, layout and scale, but 
as the current application fails to satisfy matters of principle we do not believe it 
necessary to set out our objections relating to detailed matters. Instead, we would ask 
that the application be refused given it is contrary to the policies set out in the 
development plan for Bradford and also the Neighbourhood Plan

Publicity and Number of Representations:
The planning application was advertised through the publication of site notices, press 
advertisement and neighbour notification letters. 

The listed building consent application was publicised by press advertisement and site 
notice.

68 objections were received in relation to the planning application. A Ward Councillor 
and the Parish Council have objected to the application.

69 objections were received in relation to the listed building consent application.

Community Engagement

The applicant has provided an extensive Statement of Community Involvement 
detailing the engagement exercises that were undertaken prior to the submission of the 
application and their results. 

The document indicates that the following engagement exercises were undertaken:

• Pre-application discussions with Ward Members and Officers of the Council. 
• A public consultation drop in event was undertaken. Letters were sent to local 
residents explaining details of the proposals and a questionnaire was provided inviting 
feedback on the proposals. Ward Members were invited to attend the event. 
• Two presentations to Haworth, Cross Roads and Stanbury Parish Council 

More than 100 people are estimated to have attended the drop-in event. 87 
questionnaire responses were completed by email, letter, or by using the on-line survey 
website. 
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The document identifies that the nature of the issues raised through the consultation 
exercise can be categorised as issues relating to the principle of housing on the site; 
design and housing mix; heritage; access and impacts on the highway network and the 
levels of car parking; ecology and landscaping; and drainage and flooding issues. Each 
of the issues has been considered in the evolution of the planning application to its 
current form.

Summary of Representations Received:

A Worth Valley Ward Councillor has raised the following concerns:

Overall this application is very unclear over which of the sections A to F are to be 
developed. It appears that D and E are not included at this stage but if they are to be 
included I would have major concerns and would submit further objections. Although 
Ebor Mills would benefit from a small scale development on the brownfield land I feel 
this proposal is too large for the site and would cause negative impact on the area. The 
proposed development area extends far outside the original mill buildings and into 
village green space.

Access to the site from Lees Lane/Mill Hey is very narrow and approached from a 
difficult junction. There is already an advisory for HGV's not to turn left out of Ebor Lane 
due to the angle of the exit. There have been accidents on this corner and the wall 
knocked down previously. There is no footpath on Ebor Lane on the Mill side so any 
pedestrians would have to cross on a bend with limited visibility over the bridge.

The access from Mytholmes Lane includes a single track bridge and road that is 
already difficult to use at peak times. There is no footpath from the Mytholmes Lane 
end of Ebor Lane so any additional traffic would be a safety risk to pedestrians.

The initial development of 38 properties would lead to a sizeable increase in traffic and 
any further development of the site would increase this further. The eastern extent of 
the site is undeveloped green space and falls outside of the original mill buildings. To 
the western extent is green belt. It is unclear whether the area F "The Sidings" is 
included for development. This area appears to be in the green belt and as there are no 
special circumstances any development on this area should be refused. The green 
space acts as a buffer between the villages of Haworth and Lees Cross Roads and
should be maintained to prevent urban sprawl.

Part of the land is the Local Wildlife Site which gives a wide biodiversity to the area. 
Over the last few years the Councillors have worked with the community and Aire 
Rivers Trust to improve this area. However, the new owners then decided to spray it 
and kill many native species. Volunteers have now been told not to do any more work 
on the site. This has led to concerns about the future way this valuable site will be 
managed and how public access will be allowed.

The site is in flood zone 1 and an accurate site specific Flood Risk Assessment is 
required. There are some details submitted but given the area has had a 1 in 100 year 
flood event at least 3 times in recent years a more detailed plan is required. A number 
of the proposed properties are below the minimum design standards floor risk.
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The proposed layout of sections A, B and C is very tight in layout with little visitor 
parking. Lack of visitor parking is a common issue on new developments with cars 
often parked on pavements and blocking access. Proper consideration needs to be 
given to parking.
The existing cottages on Ebor Lane will lose parking and from the plans spaces will be 
created inside the development. How will these spaces be kept purely for the cottages? 
Since Skipton Properties have bought some of the cottages and evicted tenants they 
have been gutted. What plans are there for the cottages?

The heritage railway, Keighley and Worth Valley Railway, passes alongside of the site. 
Part of the attraction of the railway is passing historic mills and open countryside and 
any extension of the original mill development would impact on the railway offer. 
Tourism is a major impact on the economics of the area so any impact on tourism is to 
be avoided.
If approval is given the residents of this area should be given consideration and no 
work should take place on site before 8am or after 6pm Monday to Friday or before 
8am and after 1pm on a Saturday. No Sunday working or evening working should take 
place. A full plan for vehicle movements should be submitted and agreed by planning 
including a banksman at the Lees Lane/Mill Hey junction.

In Objection:

Principle

The development will harm the tourist economy of Haworth

Haworth does not need a development of 24 executive homes

Haworth is a village and not a town

Part of the development is in the green belt.

Development should be confined to the footprint of the demolished mill.

In light of Haworth's housing target being reduced from 400 to 275 in this year's partial 
review of the Council's Core Strategy, it would seem premature to allow developments 
that affect green belt land.

The proposal is an overdevelopment of the site.

Highways

The access into the site is inadequate

The access road is too narrow

Increased traffic in this area will result in accidents

Ebor Lane is already a rat run

The existing footpath on Ebor Lane is unsafe.
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Ebor Lane and bridge are not designed for heavy goods vehicles

The bridge on Ebor Lane will collapse if more traffic is introduced

Ebor Lane is already at maximum vehicle capacity 

Ebor Lane has a limited number of passing places

Ebor Bridge cannot accommodate HGV traffic.

The submitted traffic survey was done at a quiet time.

The junction from Ebor onto Lees Lane/ Mill Hey is challenging for drivers

Drivers use Ebor Lane as a cut through from Mytholmes Lane/ Victoria Ave

Will the courtyard area be for delivery and drop off only?

The section of the development on the main road would take away the only free
parking for the local shops

Will the developer upgrade the crime affected Gas Street Car Park providing a safe, 
secure, and well illuminated area for those inhabitants of Mill Hey and River Street to 
leave their vehicles under the current Terms and Conditions of their Permits?

The developer should subsidise bus permits to encourage the use of public transport

Fire engines cannot easily access the site.

Design 

The development will use stone imported from China, rather than a local product.

The proximity of the development to the Worth Valley Railway is concerning as this 
makes the approach the Haworth less attractive for visitors to the village

Residential Amenity

Mud, dust and building noise will spoil the enjoyment of my property

Heritage

The number of new developments in Haworth is harming the historic character of the 
village.

The construction of dwellings will harm the setting of the mill

Harm to the setting of the Worth Valley Railway

Harmful to Haworth Conservation Area

Harm to the grade II listed cottages on Ebor Lane
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The weaving sheds should be retained and used as garages

One mill in the area should be to be retained for educational purposes. If this mill is lost 
the history of Haworth mills will be lost forever.

The weaving sheds should be retained for their character and historical value

Drainage

How will the area cope with drainage from these new developments?

Is the existing highway drainage sufficient to cater for this development?

How will pollution from surface run-off be prevented?

The flood risk assessment does not take account of general run off of water in the area

By continually paving over green areas, there is a far greater chance of additional 
flooding.

The Mill Hey area has suffered 2 one in 100 year floods in the last 15 years and a 
number of near misses.

The development would reduce natural flood prevention in the Worth Valley and result 
in flooding in Keighley town centre.

The development is on a floodplain.

The flood risk assessment provided by the applicant does not provide guarantees of 
work to affect the safety of the inhabitants and their property in some and part of the 
proposed properties both renovated existing and new build.

Biodiversity

Harm to the nature reserve on Ebor Lane

what protections are in place to secure the nature reserve as an amenity that is much 
loved by locals?

Additional traffic will have a negative impact on the nature reserve on Ebor Lane

Will the nature reserve be improved after being neglected for a long time? 

Bats, deer, heron, kingfishers, grey wagtail, tawny owl, sparrowhawk and brown hare 
are present in this area.

The developer has restricted public access to the Ebor Lane nature reserve

What will happen to the existing trees on site?

Destruction of a rare Ash riverine woodland
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The habitat of the Brook Lamprey will be harmed by the development. A protected 
species under EU Wildlife and Habitats directive.

The development would result in the destruction of rare woodland.

Landscape

The development will be a blot on the landscape

Infrastructure

Inadequate infrastructure in Haworth to support another development

Insufficient school place available for future residents

Insufficient doctors appointments available for future residents

Other

The developer will not be available to deal with any issues at the site after the 
development is completed.

The development will be received negatively by the people of Haworth.

I hope the council listen this time to local residents and are not hood winked or paid off 
to pass this.

Trees on the development will be planted in concrete and will die after 7 years.

Three of the five cottages on Ebor Lane are owner by the developer. Will the views of 
the remaining residents be taken into account?

Will the development provide electric vehicle charging points?

The results of the community consultation alongside the other factors should guide the 
local authority to the inescapable conclusion that this development should be rejected.

Ebor mill and the land around it should be left alone.

Harm to air quality as a result of additional traffic.

Vibration damage as a result of construction traffic

Local people also use the footpath to Vale Mill Lane and greatly value it in its present 
form, with its dry stone walls and traditional features.

It is disturbing that two applications exist simultaneously

Any changes to the footpaths are unnecessary and would disrupt use of them 
especially as the route of many people coming to and from Haworth school from 
Oakworth.
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The site is of high value to the local community.

The cottages at the site access will be demolished by a HGV accessing the site.

The price of the dwellings will be beyond the finances of any local people who aspire to 
get on the property ladder.

The Airedale NHS Foundation Trust have requested that a contribution of £48,024.98 
should be made to the trust in order to provide additional services to meet patient 
demand.

Consultations:

Environment Agency (08.07.2020)

We have reviewed the following information submitted with the application;

 Hydraulic Model and report by Paul Waite Associates Ltd, dated 18/06/2020, 
Ref: 18171.CR.03.P02

 FRA by Paul Waite Associates Ltd, Dated 18/06/2020, Ref: 18171.CR.02.P09 
(indicated on the document control sheet)

 Subsequent FRA Technical Note by Paul Waite Associates Ltd, Dated 
07/07/2020, Ref: 18171.CR.05.P01 

 Accompanying appendices

Based on our review of the above we do not wish to maintain an objection to this 
proposal, subject to condition. 

If the LPA are minded to approve this application we consider that the proposed 
development will only meet the requirements of the National Planning Policy 
Framework if the following measure(s) as detailed in the FRA and other documents 
referred to above, submitted with this application, are listed as approved 
plans/documents and implemented and secured by way of planning condition on any 
planning permission granted.
 

 Finished Floor Levels are to be set no lower than the levels indicated in section 
6.2 of the FRA and 4.2 of the Technical Note, these are: 

o Spinning Mill plots 1 -6 Ground floor FFL 163.000mAODSpinning Mill 
plots 1 -6 First Floor FFL 166.000mAOD

o Mill House FFL 161.350mAOD
o Plot 7 FFL 161.700mAOD
o Plots 8 to 14 FFL 161.800mAOD
o Plots 15 to 21 FFL 160.250mAOD
o Plot 22 FFL 161.425mAOD
o Plot 23 FFL 161.875mAOD
o Plot 24 FFL 161.700mAOD
o Plot 25 FFL 162.600mAOD
o Plot 26 FFL 165.025mAOD
o Plots 27 to 29 FFL 165.100mAOD
o Plot 30 FFL 166.150mAOD
o Plot 31 FFL 166.600mAOD
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o Plot 32 FFL 166.325mAOD
o Plots 33 and 34 FFL 165.425mAOD
o Plots 35 to 37 FFL 164.300mAOD
o Plot 38 FFL 163.900mAOD

 
 No Basement Development of the Spinning Mill building
 No Ground Floor Sleeping Accommodation for the lifetime of the development
 The mill race/goit is to be formally in-filled and capped so as to not act as a 

potential flood flow route
 A suitable emergency access and egress plan is to be agreed in writing with the 

LPA to ensure suitable access and egress agreement present in times of flood, 
prior to occupation.

 A maintenance plan is to be agreed with the LPA that ensure appropriate routine 
and post flood event inspections and maintenance is carried out on the baffles, 
weir, bridge mill race caps/infill and wall, prior to occupation

These mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the scheme’s timing/phasing arrangements. The 
measures detailed above shall be retained and maintained thereafter throughout the 
lifetime of the development.

We strongly recommend that flood proofing a resilience measures are carried out to the 
1 in 100 plus 50% level plus 600mm to minimise the impacts of flooding should it occur.
 
The applicant should produce a flood evacuation plan for the development, and is 
advised to sign up to the flood warning service provided by the Environment Agency.

West Yorkshire Combined Authority
The closest bus stop on this corridor 19933 does not have a shelter. As part of this 
scheme, a bus shelter could be provided at the above named stop at a cost of £13,000 
to the developer to improve the public transport offer. In addition a Real Time 
Information display could be provided at bus stop numbers 19933 and 19935 at a cost 
to the developer of £10,000.00 each.
To encourage the use of sustainable transport as a realistic alternative to the car it is 
recommended that the developer funds a package of sustainable travel measures,
to encourage the use of sustainable modes of transport. The contribution for this 
development would equate to £19,019.00, which equates to bus only residential 
MetroCards.

The Coal Authority

The application site does not fall with the defined Development High Risk Area and
is located instead within the defined Development Low Risk Area. In accordance with 
the agreed approach to assessing coal mining risks as part of the development 
management process, if this proposal is granted planning permission, it will be 
necessary to include The Coal Authority’s Standing Advice within the Decision Notice 
as an informative note to the applicant in the interests of public health and safety.

Drainage (01.11.2019)
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No objections are raised subject to planning conditions requiring; the submission of foul 
and surface water drainage details; the submission of a maintenance plan for the 
surface water drainage scheme; and construction of the development in accordance 
with the Flood Risk Assessment in respect of finished floor levels.

Parks and Greenspaces 

The proposed development will have a minimal impact on the surrounding facilities and 
a financial contribution will be sought from the CIL funds from CIL liable developments 
throughout the district to help mitigate any impact.

Any new areas of public open space they will be required to be maintained by the 
developer and a full landscape management plan will need to be produced and agreed 
as part of the planning process.

Highways (17.12.2019)

A Transport Assessment has been submitted with the application which is accepted in 
terms of traffic generation and impact of the proposed development on the highway 
network.

Ebor Lane which is substandard in width and pedestrian facilities. However, the site 
has been used for many years for commercial purposes and would have generated 
significant levels of vehicular and pedestrian traffic in its heyday. More-over the existing 
industrial unit is operational and can be intensified as a B2/B8 use with no additional 
planning constraints. 

The development is proposing mitigation measures including widening Ebor Lane 
around its junction with the site entrance and localised widening and realigning the 
footway along Ebor Lane between Lees Lane and the site access. A minimum 1.2m 
footway, increasing to 1.4/1.5m in sections, and a 4.8m carriageway would be provided.

Parking currently taking place on Ebor Lane close to the site entrance would be 
removed and parking would be provided within the site for the cottages. Any alterations 
to the adopted highway will need to be implemented through a S278 agreement. 

The Local Plan parking standard is 1.5 spaces average for the development and this is 
for guidance purposes and is flexible depending on site's accessibility. The proposed 
development would provide 2 parking spaces per unit which is an acceptable level of 
provision.

There are no recorded injury accidents on Ebor Lane over the past 5 years. This is 
probably due to regular local motorists who drive carefully along this substandard road. 
Speed surveys on Ebor Lane close to the site show traffic speeds are around 15mph. 
Inter visibility across the bridge for the site access and through vehicles is provided in 
excess of the speeds and by the removal/cutting back of the trees/vegetation will allow 
full inter visibility for all road users.

The following concerns are raised in relation to the internal layout:
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There is a lack of visitor parking spaces with only 5 spaces provided to the west of the 
spine road. An additional 4 visitor parking spaces should be provided to serve The 
Mews and Mill Terrace units. 

Visitor parking spaces within shared surface areas should be located within and parallel 
to the adoptable highway. Visitor parking spaces that are perpendicular to the highway 
are unacceptable for adoption purposes.
 
The private drive at Mill Terrace serves 7 dwellings; guidance is that any access 
catering for over five dwellings should be designed to an adoptable standard. I would 
recommend that The Mews turning head is extended upto plot 32; the private drive 
would then serve plots 33 to 36.

Environmental Health Air Quality

The proposed development constitutes a minor development for the purpose of the 
West Yorkshire Low Emission Strategy (adopted December 2016) and the West 
Yorkshire Low Emission Planning Guidance.

Under the provisions of the LES planning guidance minor developments are required to 
provide Type 1 emission mitigation as follows:

Type 1 Mitigation
 Provision of electric vehicles charging facilities at the rates set out in the West 

Yorkshire Low Emission Planning Guidance. 
 Adherence to the 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.


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.

Exposure assessment
The proposed development site is not in an area of current air quality concern.  Any 
future occupants of the site are considered unlikely to be exposed to concentrations in 
excess of the air quality objectives.  An exposure assessment is not required in relation 
to this proposal.

EV Charging
In line with the Bradford and West Yorkshire LES planning guidance all minor housing 
developments are required to provide EV charging points at a rate of 1 per dwelling 
with dedicated parking spaces, and 1 charging point per 10 undedicated parking 
spaces. 

Control of Construction Emissions
Minor developments are required to adhere to Best Practice Guidance on the Control of 
Dust and Emissions from Construction and Demolition (as issued by IAQM) during all 
demolition, site preparation and construction activities. A site specific dust risk 
assessment should be undertaken for the site and appropriate emission mitigation 
control measures put in place which are proportionate to the level of identified risk (as 
set out in the IAQM guidance). This plan will be subject to approval by the local 
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authority and maintained on the site for inspection in the event of any complaints about 
air pollution being received.

N.B- The applicant has provided a site specific dust risk assessment which has been 
assessed by the Air Quality Officer. It has been confirmed that the measures proposed 
within the dust risk assessment are acceptable. A planning condition shall be imposed 
to ensure that works are carried out in accordance with the approved document. A 
condition will also be imposed to ensure that adequate EV charging facilities are 
provided.

West Yorkshire Police

Boundary Treatments

The site plan indicates that rear boundary treatments would consist of dry stone walls 
to a height of 1800mm, with other dry stone walls used of varying heights. Where rear 
boundaries are protecting rear gardens and French doors boundaries should be to a 
height of 1800mm which could be the dry stone walls or combination of stone wall with 
railings that will increase natural surveillance over any rear parking bays, such as plots 
15 to 21. Gates should be to a height of 1800mm and include some form of locking 
mechanism such as hasp and staple or pad bolt to restrict access into the rear gardens. 
Where the public footpath runs along the front of plots 15 to 21, installing a low 
boundary such as a picket style fence, railing or natural boundaries such as hedges / 
shrubs around the front garden boundary will create more defensible space between 
the private gardens / pathway and the public footpath.

Surveillance of Parking

It is positive to see that parking is on plot with the majority of parking bays having good 
natural surveillance from windows in active rooms. As mentioned previously, plots 15 to 
21 including plot 25 show rear parking bays, changing the rear boundary type to 
include a stone wall with railings would help to increase natural surveillance of parking. 
The planting of trees located to the side of parking bays 25 should be a species which 
has a maximum growth height of 1m that will not obscure surveillance of the parking 
bays. The floor plan layout for Mill Terrace does not permit surveillance from windows 
in any of the active rooms (i.e. kitchen and lounge) to overlook the parking bays, 
however plots 30 to 32 do have windows in active rooms which overlook this area 
which will suffice.

Bin Storage 

Plot 26 shows external bin store which directly abuts the rear boundary wall to plot 26 
which could provide a climbing aid to access the rear garden. Moving the bin stores 
inside of the garden boundary would prevent this. If this cannot be applied, the bin 
storage area should be moved away from the external boundary wall, if this were 
located on the land to the side of parking bay 27 this would remove the risk.

N.B The development has been amended to address the above comments. Further 
comments made by West Yorkshire police relating to intruder alarms and door and 
window specifications cannot be controlled by the planning process.

Education
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Based on the data available in November 2019, the above housing development is 
unlikely to cause significant concerns on where children of families coming to reside in 
the development might attend school.

Haworth Primary School, Lees Primary School and Oakworth Primary School currently 
have little or no places available in all year groups. Oxenhope CofE Primary School 
currently has spaces across all year groups. Depending on the ages of the children 
who come to reside in this housing development, they should be able to access a local 
primary school provision. 

Beckfoot Oakbank School currently has spaces across all year groups except Y7. 
Parkside School currently has little or no places available in all year groups. Depending 
on the ages of the children who come to reside in this housing development, they 
should be able to access a local secondary school provision.

Environmental Health- Nuisance

I have no objections to the above proposal however I note from the construction 
method statement that working hours have been given as 07:30 to 18:00 hours Monday 
to Friday and 07:30 hours to 13:30 hours on Saturdays. 

I would object to those working hours and I would therefore recommend the hours of 

operation are restricted as follows:

 Monday to Friday 8.00 a.m. to 6 p.m.
 Saturday 8.00 a.m. to 1 p.m.
 Sundays, Public/Bank Holidays No working.

Night-time or 24-hour working must be agreed with the Local Authority. 

Rights of Way

Records indicate that Keighley Public Footpath 157 crosses the edge of the site. We 
would like this footpath to be improved as part of the development. At a minimum, 
improvements should not only be within the site but should also include improvements 
to the continuation of the path along the River Worth towards Vale Mill Lane. Works 
should briefly include new surfacing (crushed stone or equivalent), drainage and 
boundary treatments.

Plans to amend the path line off Ebor Lane are noted and while the proposed new 
route is welcome any closure of the existing path would need to be done by legal order. 
Such orders are open to public consultation, possible objection and would have a cost 
implication (in the region of £4k). It is though suggested that in addition to the proposed 
new route that the existing path line is retained (and kept available for public use) to 
avoid the need for a legal order and any additional costs.

Records also indicate that the footpath crosses the River Worth by a bridge (reference 
B6012) that is in the ownership of this applicant. In discussions with colleagues in 
Structures they have suggested that the bridge is replaced due to its age, condition and 
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noted defects with the parapet handrail. At that location a number of trees are noted as 
growing from the edges of the bridge as well as within the river bank directly adjacent to 
the bridge itself, these trees should be removed as required. Any replacement 
footbridge on a public right of way will need to meet TAA requirements and the 
applicant is advised to discuss specific requirements with colleagues in Structures (Dr 
Aaron Okorie).

Plans as submitted also include the provision of a new footpath to the east of the River 
Worth. This footpath will connect K157 with the site and any proposed estate roads. 
This new route will need to be suitably designed and constructed and should be 
provided at a minimum width of 2m and be inclusive of appropriate signage. At this 
stage I have assumed that the intention is for this route to be used by the public and is 
not intended for residents only.

Records held by the Rights of Way Section also include a route known as Keighley 
Public Footpath 648 as marked blue on the plan below. This route is not formally 
recorded as a public right of way but was originally suggested as a potential link 
between Haworth Station and Ebor Mill/Ebor Lane. While access into the existing Local 
Wildlife Site still exists no provision was ever made to connect with the Station (or 
platform) itself. If a management plan can be agreed to protect the Wildlife Site, access 
towards the Station could be considered but at a minimum access improvements 
should be encouraged within the Wildlife Site itself.

If planning permission is granted the applicant should be made aware of the need to 
adhere to the standard Rights of Way requirements during the period of any works on 
site

Trees Team

I have no objections regarding impact on trees within the main site. 

There are significant issues and impact on trees and woodland within the parcels C, D, 
E and some issues with the Sidings dwelling to the west boundary of the main site. 
However, it is understood that these parcels of land are no longer to form part of the 
application.

If approving, the development construction activity must not sprawl beyond the 
immediate footprint of the main site toward the protected Murgatroyd woodland etc and 
this will require monitoring.

It is recommended that conditions are imposed requiring the provision of tree protective 
fencing in accordance with an approved arboriculural method statement or tree 
protection plan, retention of the tree protection measures throughout the course of 
development and submission of verification evidence to demonstrate that such 
measures have remained in situ.

Landscape Design (14.11.2019) 

N.B- The following comments have been addressed through the submission of 
additional computed generated images and site sections.
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Any new build set above the substantial retaining wall which flanked the spinning mill, 
and on the hillside above could prove intrusive in appreciating the mill in its setting.

I cannot clearly determine if this is the case from the information submitted. It would 
appear from Lees Lane this will not be the case but I would request the applicant 
provides some further information to confirm this observation. The cross sections 
should show the site levels in relation to the properties on Midgley Lane.

An important view to consider is the one from the properties along Mytholmes Lane and 
the public footpaths running across the hillside below. Whilst the application submits 
photographs of the site from surrounding key points, this aspect has been omitted. In 
addition to just a photograph of the existing Landscape the applicant should impose the 
proposed developed profile into the view so the impact can be established.

If the site is developed as proposed I would suggest the increased importance to 
prevent any further encroachment into any land adjacent to the site.

The proposal would improve the land adjacent to the mill complex on the western side 
of Brighouse Beck. Public access will allow good views of the chimney and complex. It 
is also positive to see a new access path into the complex and the old chimney. I would 
like to see the area west of the beck designed to enhance and improve habitats for 
wildlife rather than amenity mown grass and the ornamental tree planting. This site 
offers the opportunity to improve the wildlife corridor alongside the beck.

Boundary treatment and design will be important where the site abuts the Village 
Greenspace, the use of 1800mm high timber fencing could have a significant impact on 
the visual appearance of this space. The design should look to soften with planting any 
views of garden fencing.

In conclusion, the development can be said to be contained in the lower wooded valley 
setting but the applicant needs to show any visual impact on the views from the 
properties on Mytholmes Lane and the public footpaths. 

Whilst the proposed development will occupy land designated as Village Greenspace it 
does however sit on the footprint of the old mill complex. Whilst the old mill building that 
was demolished would have been the dominant feature in the Village Greenspace it 
can be argued that the proposed housing will be a much smaller visual impact although 
lacking the historical significance but for the chimney and retained buildings. 

The current views are more open than when the designated Village Greenspace was 
established.

Environmental Health Land Contamination

Environmental Health agrees with the recommendations presented in the Preliminary 
Investigation by Phase 2 Geo-Environmental Assessment by PWA Geo‐Environmental 
Ltd and therefore raises no objections. Planning conditions are required to deal with 
site investigation implementation, remediation strategy, remediation verification, 
unexpected contamination and material importation.

Disability Access Forum
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Cobbled surfaces and shared surfaces are not good for disabled people as they can be 
slippery and difficult to navigate in a wheelchair.

Design and Conservation (04.12.2019)

N.B- The following comments have been addressed through the submission of 
amended plans and the formulation of suitably worded planning conditions, after case 
conference with the Design and Conservation Department.

The submission is accompanied by a built heritage statement which is considered to 
largely satisfy the requirements of para.189 of the NPPF in providing a statement 
proportionate to the assets’ importance. The statement notes reference has been made 
to the country Heritage Environment Record, identifying all heritage assets which might 
be affected by the development. 

Undoubtedly, the buildings require new and sustaining uses. However, these must be 
accommodated having full sympathy for the significance of the listed buildings and 
avoiding harm. 

A structural report is provided for the original mill building, defined as the ‘spinning mill’. 
This is inadequate and does not employ appropriate methodology. The conclusion 
appears to be that all aspects of the internal structure cannot be re-used and are to be 
removed. It is unclear if this includes the roof structure. No attempt has been made to 
assess individual components and evaluate the extent of degradation, to consider 
repairs and retention in accordance with good and recognised heritage practice or 
conclude why the various components cannot be retained. Retention of cast iron 
columns in arbitrary positions as decorative items is meaningless. Section 4.06 of the 
Built Heritage Statement states that ‘opportunities to retain principal timbers and 
columns should be explored in considering the detail of the proposals’. I can see no 
evidence this has been undertaken. Consultation of the plans also suggests removal of 
the staircase at the east end of the building, and structural walls between the phases of 
construction at ground floor. This substantial loss of fabric removes much significance 
without any compelling justification. This would destroy evidence of the evolution of the 
building and the specific construction methods of the period. As presented, the works to 
this building are concluded as causing substantial harm. This is not adequately justified 
and there is no evidence that alternative options have been considered.

There is no information provided as to what happens to the wheel pit as part of the 
development.

The proposed first floor access balcony and bridge linking into the former boiler house 
are incongruous and unsightly. This will be particularly prominent in views into the listed 
group from Ebor Lane bridge, a view which is presently unspoilt.

A specification for repairs to the fabric of the building, including any repointing and 
masonry repairs, will be required. On elevation 3, the inserted ‘long’ lintels to first and 
second floors, should be removed and replaced by individual stone lintels at the correct 
height. Window details and rainwater goods specifications should be provided before 
determination to understand their impact on the appearance of the building. Details of 
all ventilation and extraction services will also be required. In addition, the means of 
dealing with the edges of the floor plates where these intersect the vertical glazing strip 
to the west gable should be clarified.
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Little information is provided on a proposed bin store in proximity to the mill. This 
relationship is not sympathetic and is not supported.

The economiser house is largely significant for extending the understanding of the 
function of the site as an industrial facility and also in enclosing the courtyard. It has 
limited architectural merit and few openings. Subject to prior full recording, the 
alterations proposed are regarded as acceptable, in retaining an otherwise difficult 
structure to adapt. Window details and rainwater goods specifications should be 
provided before determination to understand their impact on the appearance of the 
building. Details of all ventilation and extraction services will also be required.

The boiler house is afforded moderate significance. It is a key structure in 
understanding the function of the site as an industrial facility and in enclosing the 
courtyard. The internal levels and its condition make adaptation difficult. No structural 
report is provided, and although the roof covering is badly compromised, the iron 
trusses are not obviously defective. It is proposed to effectively demolish the building, 
removing the lean-to structure along the river edge which accommodates flues, and 
rebuild the front and rear gable walls. This will result in the loss of a continuous wall to 
the water’s edge, and a considerably different built form and character on this 
prominent aspect of the built group.

The coping detail on both elevations of the boiler house is not illustrated accurately – it 
should be a continuous run of coping slabs. A method statement will be required for all 
aspects of the adaptation and reconstruction of the building if this is supported, 
including a precise photographic record to enable accurate reconstruction of the varied 
masonry types and details.

The proposed viewing platform projecting over the river is regarded as discordant and 
unjustified. It would harm the simplicity of the mill structures. The proposed steel bridge 
and staircases are not considered especially complementary to the appearance of the 
retained structure.

Sections appear to indicate the internal structure and roof structure of the warehouse 
building are to be destroyed. No justification for this is provided. The current roof 
trusses and cast iron supporting knee brackets are part of the historic fabric and their 
retention would be expected. The loss of structure and fabric is assessed as causing 
harm.

A specification for repairs to the fabric of the building, including any repointing and 
masonry repairs, will be required. Window details and rainwater goods specifications 
should be provided before determination to understand their impact on the appearance 
of the building. Details of all ventilation and extraction services will also be required. All 
elements of new structure such as the stairs to unit 8, must be constructed in matching 
coursed stone, with approval of a sample panel.

It is acknowledged that north-light weaving sheds are difficult structures to adapt. The 
submission recognises that complete loss of this component will constitute harm to the 
significance of the listed group. It is questioned whether elements could be retained 
and re-purposed in a meaningful manner as a pergola structure to the north of the 
warehouse block, perhaps linked with recognition of the presence of their extent within 
the site plan. 
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The site and layout of the proposed new dwellings appears heavily engineered with 
changes in levels, evidenced by plot 38 appearing to be elevated on a platform from 
certain aspects. 

The design philosophy of the new structures should be informed by local vernacular 
and should have relevance to the curtilage of the heritage assets. The appearance of 
the proposed structures is not regarded as adequately reflecting this. Across all house 
types, lintels with keystones are evident, an architectural statement with no purpose or 
relevance. Arched heads are not generally locally distinctive, especially with blind 
panels within the arched area. It is unclear if the arches are properly constructed from 
voussoirs or a cast substitute. The use of render on secondary elevations is not 
welcome, does not complement local distinctiveness and would be visible from a 
number of public vantage points.

In all cases, the roofscapes require further relief or enhancement, the eaves projection 
and construction requires clarification to demonstrate that fascia boards will not be 
used, and window frames and doors must be set at least 120mm into reveals. 

On the Foster house type, window proportions on the front and rear elevations do not 
have a vertical emphasis resulting in an uncomfortable appearance. To the side, the 
proportions of the arched opening are disproportionate. In all cases, coursed natural 
stone subject to a sample panel will be required.

On plots 27-31 the use of arched heads is not locally representative. The upper floor 
window sizes seem jumbled, resulting in a poor visual composition. The eaves 
treatment requires clarification.

On plots 33-37 the windows appear too broad and disproportionate. The shallow arch 
detail is not locally representative, unless it employs a stone cambered lintel as on the 
mill. The gable feature detail to plot 36 may also benefit from application of a design 
more representative of locally distinctive features.

The eaves detail of the garage structures must be confirmed to be consistent with the 
other buildings.

The setting of the mill on the valley floor is important, and the opportunity to view this 
from Lees Lane is significant. New build set above the substantial retaining wall which 
flanked the spinning mill, and on the hillside above could prove intrusive in appreciating 
the mill in its setting. Photographic visualisations of the proposed built form from agreed 
viewpoints might assist in considering the impacts.

The weaving shed is prominent from Lees Lane, with its roof being a strong feature. 
Whilst plots 17-21 have some stature in scale and interest in form and roofscape, the 
other properties to the north and east of these seem scattered without great 
consideration of their combined effect. The detached plots 15, 16, 22-26, 32 and 38 
appear to be standard suburban house types loosely spread and orientated without any 
real design concept or logic. These locations may be better employed with higher 
density rows or blocks of dwellings to complement the settings of the historic buildings. 
Suburban detached form, layout, architecture and curtilages do not sit comfortably in 
this landscape setting or in immediate proximity to the retained mill buildings. The 
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architecture, layout and resultant environment needs to respond to and complement the 
heritage assets.

In terms of the setting of the buildings and the site environment, more information is 
required. Details of the courtyard paving and levels need to be clarified. At present, this 
sloping, setted space complements the buildings. It is not clear how the proposed 
levels sit with the access road and east-west sections to the immediate north of the mill 
block are required. Enclosure of the courtyard with walls bounding the access road 
should be avoided.

A sample panel of the proposed drystone retaining wall should be provided, with the 
intended appearance clarified before determination given the quantity proposed. 
Drystone walling adjacent to the warehouse building may appear discordant, and 
coursed mortared walling may be better here. Horizontally coursed stone will be 
expected. Details of the retaining walls referred to on 1620SPL/EMH-SL01 as ‘Paul 
Waite Associates Ltd external works dwg’ details are required. Detail is required to 
illustrate the levels in relation to the original curved retaining wall in the south-east 
corner of the site.

Treatment of the mill race in front of the mill requires confirmation. Re-profiling of land 
and sanitisation of the banks of the river would also be disruptive and potentially 
detrimental. A full specification of all works to the weir, river banks and the land 
between the railway and river should be secured before determination.

The introduction of a building on the site named ‘The Sidings’ is potentially harmful to 
the setting of the mill and to the landscaped setting of the KWVR.

At present the submission requires amendment and clarification. The intervention to 
several of the listed buildings gives rise for concern, in some cases constituting 
substantial harm. Overall, the intervention combined with the layout and design of the 
new build is not regarded as being necessarily sympathetic, and would cause harm to 
the heritage asset. Whilst there is public benefit, the current proposals are assessed as 
not adequately offsetting that harm.

Summary of Main Issues:
Principle of development
Density
Housing Mix
Housing Quality
Heritage Implications
Design and Layout
Landscaping
Residential Amenity
Highway and Pedestrian Safety
Trees 
Biodiversity
Land Contamination
Drainage
Community Safety
Affordable Housing, CIL and S106 Matters
Other Matters: Comments on Representations Received
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Appraisal:

Principle

Village Greenspace

The site is located within an area of Village Greenspace as identified on the 
Replacement Unitary Development Plan Proposals Map (Keighley South Constituency). 
Saved Policy OS7 of the RUDP is therefore an applicable policy consideration.

Policy OS7 identifies that, apart from open countryside, which surrounds and acts as a 
setting for the villages of the District, there are often pieces of greenspace within the 
settlements themselves which are of significant amenity and/or recreational value, 
contributing to the character, visual amenity and local identity of the settlement. 
Development of these areas would be harmful to the visual quality, character and 
setting of the village. The subtext of the policy also makes particular note of the value of 
areas of land that are prominently located within the village or that possess good tree 
cover.

The area of village greenspace (K/OS7.7 Mytholmes and Lees Lane, Haworth) relevant 
to this site is described in the RUDP as a green swathe extending into the centre of 
Haworth. The green space as a whole is important to the setting of Haworth and it 
serves to link the open countryside to the north and south, acting as a green break 
between Haworth and Lees.

The development site is located in the north-west corner of the Village Greenspace. 
The site is situated in-between the Keighley and Worth Valley Railway to the west and 
areas of housing on Lees Lane to the south and Cryer Lane and Midgley Drive to the 
east. The proposal is for the redevelopment of the existing mill complex and the 
construction of 24 dwellings extending across the northern and eastern parts of the site.

The development would be contained within the wooded setting on the valley floor, 
adjacent to Bridgehouse Beck.

The existing mill complex provides a significant built form in this location and it is 
framed by existing housing on Lees Lane, Cryer Meadows/Midgley Drive. The site 
occupies a discreet location and the proposed development would not compromise the 
local amenity value of the Village Greenspace or the character and setting of Haworth, 
as is demonstrated by the submitted computer generated images which show that the 
development would not have an obtrusive appearance when viewed from surrounding 
public vantage points. The development is therefore considered to accord with the 
requirements of saved policy OS7 of the RUDP.

Loss of Employment Use

The site was most recently utilised for general industrial purposes (B2) which 
constitutes an employment use. Policy EC4 of the Core Strategy is therefore an 
applicable consideration. Specifically, caveat C of the policy which relates to the former 
use of a building for "business" and requires an applicant to justify the loss of the 
building to an alternative use. 
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The assessment should provide evidence to show that the site is no longer suitable for 
'business' use in terms of its:

1. Location
2. Accessibility
3. Adjacent Land Uses
4. Environmental Impacts 
5. Market Significance- where it can be shown that the site has been continuously 
marketed for employment uses at local land values for a period of at least 2 years.

The site has been extensively marketed for commercial use but has remained largely 
vacant for in excess of two years. As such it is considered unrealistic that a commercial 
use will be forthcoming to occupy the site and the conversion of the buildings to 
residential use is justified.

Housing Supply

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 400 new homes in Haworth 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 (2018-2023) indicates that 
there is a substantial shortfall in housing land relative to the aforementioned 
requirements with a current supply of 2.06 years. 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 District. This proposal would make a valuable contribution 
towards meeting that need.  The site is considered to occupy a sustainable location 
with access to local facilities and services in Haworth and public transport connections 
to settlements further afield. The site is comprised predominantly of previously 
developed land and policy HO6 of the Core Strategy seeks to achieve the maximum 
possible overall proportion of housing development on previously developed land.

The proposed development would enable the re-use of a sustainable site and it would 
make a valuable contribution towards addressing housing need in Haworth. The 
principle of residential development is considered to be acceptable.

Green Belt
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The area of the site to the west of Bridgehouse Beck is located within the Green Belt. 
The proposal includes the provision of a woodland seating area and the minor re-
routing of a public footpath in this location. A landscaping scheme consisting of native 
species is also proposed for this area of the site.

The proposed works would not result in harm to the openness of the Green Belt and 
they do not conflict with the purposes of including land within it. The development is 
therefore considered to accord with section 13 of the NPPF and policy GB1 of the 
RUDP.

Density

The proposed layout is for a development of 38 dwellings on a site with an area of 1.7 
hectares. However, the net developable area is approximately 1.35 hectares when the 
area of Bridgehouse Beck and the green belt land to the west of the beck are 
discounted. The development would therefore achieve a density of 28 dwellings per 
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 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.

In this instance it is considered that the proposed density of 28 dwellings per hectare is 
acceptable when the constraints of the site are taken into account, particularly the 
sloping topography of parts of the site and the need to respect the setting of the listed 
building complex. The density is sufficient to make efficient use of the land whilst taking 
account of the nature of the site and its surroundings. The proposal is therefore 
considered to accord with the requirements of policy HO5 of the Core Strategy.

Housing Mix

Policy HO8 of the Core Strategy requires the provision of a mix and balance of housing 
to meet the needs of the District’s growing and diverse population. Whilst there is a 
need for all types and sizes of housing across the district the provision of family 
housing is the primary strategic priority.

The proposed development would provide the following properties: 

 2 one-bed apartments 
 5 two-bedroom dwellings 
 23 three-bedroom dwellings 
 8 four-bedroom dwellings

The development is therefore considered to provide a variety of property types and 
sizes, with a particular emphasis on the provision of family housing, in accordance with 
policy HO8 of the Core Strategy.

Housing Quality
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Policy HO9 of the Core Strategy requires that all new housing developments should be 
high quality and achieve good design.

The policy advises that new development should provide private outdoor space for 
homes, unless site constraints make this clearly unfeasible and/or unviable. The 
proposed new build dwellings would benefit from dedicated private amenity spaces of a 
sufficient size to cater for the domestic needs of the occupants. The converted mill 
complex includes dedicated amenity areas to serve units 9-13 of the warehouse 
building. Units1-6 of the Spinning Mill and the Economiser building are afforded 
terrace/patio areas providing a smaller level of outdoor space. However, these areas 
are considered to be proportionate to the size of the units. The level of amenity 
provision is considered to be acceptable across the development.

Policy HO9 requires that new homes should be well laid out internally, provide suitable 
space standards and achieve adequate levels of daylight. There is also a need to 
provide adequate storage for bins, recycling and bicycles, with the facilities located or 
designed in a way that is convenient for residents and supports the quality of the street 
scene. 

The dwellings formed within the converted mill buildings and the new build dwellings 
would be well laid out internally and all units would be of an acceptable size with 
adequate levels of daylight and outlook. Adequate bin storage facilities are also 
provided to all units. The proposed development is therefore considered to accord with 
policy HO9 of the Core Strategy.

Heritage Implications 
 
The proposed development has been assessed in relation to the relevant statutory 
duties consisting of sections 66 and 72 of the Planning (Listed Buildings and 
Conservation Areas) Act (1990), chapter 16 of the NPPF and policy EN3 of the Core 
Strategy.

The site includes a grade II listed former textile spinning and weaving complex known 
as Ebor Mill. The mill complex consists of the former spinning mill building, boiler 
house, economiser house, chimney, warehouse block and weaving shed, as well as the 
remaining structure of an engine house. The site previously included a 6 storey 
spinning mill and a further engine house, but these elements of the complex were 
irreparably damaged by fire in 2010 and subsequently demolished.

The proposal is for the conversion of the spinning mill to provide 6 residential units, 
conversion of the economiser building to provide 1 residential unit, conversion of the 
warehouse building and attached office/stores block to provide 6 residential units and 
the erection of 24 new build dwellings and garages to the north and east of the group of 
listed buildings. It is proposed to demolish the weaving sheds to the north of the 
warehouse building. The boiler house building is to be partially demolished and 
reconstructed with the west gable retained and east gable reconstructed on a new 
footprint to the west. The existing site access is to be widened and a new estate road 
constructed. Communal car parking areas are to be laid out to the north of the spinning 
mill and north of the warehouse buildings.

The proposed development will impact upon the significance of the Grade II listed mill 
complex and its setting. The development will also impact upon the setting of the 
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associated grade II listed workers cottages at 4-8 Ebor Lane and the grade II listed 
bridge to the west of the mill.

The listed mill complex has remained vacant for an extended period of time and it is 
accepted that the adaptive conversion of the spinning mill, warehouse and economiser 
building represents the most appropriate way of securing a long term viable use for the 
buildings, without which the buildings could become seriously at risk. The residential 
use of the buildings is therefore considered to accord with policy EN3(d) of the Core 
Strategy.

Spinning Mill

The residential conversion of the spinning mill would largely make use of the existing 
window and door openings, or the re-instatement of historically blocked openings.

To the north elevation it is proposed to remove the inappropriate picture windows at the 
second and third floor levels and replace them with appropriately sized window 
openings and individual stone lintels. It is proposed to alter the existing, unsympathetic, 
casement windows to the first and second floors to match the original opening patterns. 
The ablution block at the western end of the building is a later unsympathetic addition 
to the mill and its proposed removal would constitute an enhancement of the building. A 
steel gantry and railings would provide access into unit 6 of the spinning mill. The 
gantry would span the gap from the retained gables of the boiler house to the first floor 
level of the Spinning Mill.

To the west elevation a vertical glazing strip is proposed from the basement to the 
second floor. Five further window openings are proposed within the elevation the 
proportions of which would be in keeping with the fenestration of the building. The two 
redundant window openings in the western gable end would be blocked up with 
recessed masonry, to ensure that their presence is not entirely removed.

To the east elevation all of the existing openings are to be re-used with the exception of 
a small redundant window which would be blocked up with recessed masonry.

The window openings in the south elevation of the building would remain unaltered.

New windows, doors and rainwater goods are proposed for the entirety of the building. 
The proposed casement window details and door details are considered to be 
acceptable. The details of al rainwater goods can be secured by an appropriately 
worded planning condition. 

The majority of the basement wheel pit is to be capped (unfilled) and retained below the 
floor level of plot 2. A method statement confirming the structure, fixing, stabilisation of 
the fabric and access for maintenance/inspection can be secured by a planning 
condition.

Internally, the spinning mill has previously undergone substantial alteration through its 
adaptation to office use, resulting in a loss of the historically open floor plan to each 
level. The proposed sub-division of the building into residential units will remove 
evidence of the historical spatial character of the interior. However, it is accepted that 
this would most likely be a consequence of any viable conversion and securing a long 
term use for the building must take priority. The submitted plans demonstrate that the 
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principle floor timbers and columns of the building are to be retained where functionally 
possible, with some loss required in order to facilitate the sub-division of the building. A 
condition can be imposed requiring the submission of a schedule of repairs and a 
specification for any structural intervention.

Warehouse Building

The south elevation is the principle elevation of the building fronting onto the mill 
courtyard. The bay pattern of openings in this elevation would be retained and the 
existing door openings utilised to serve the proposed residential units. Where new door 
openings are required they would be formed by altering existing window openings and 
retaining the decorative surrounds.

To the north elevation new window and door openings are proposed at the ground floor 
level to align with the existing first floor window openings and provide a similar division 
to the principle elevation. 

New windows and doors are proposed for the entirety of the building. The proposed 
casement windows and door details are considered to be acceptable. Details of any 
repairs to the masonry and pointing can also be secured by a planning condition, as 
can the details of any extraction of ventilation services.

A new roof form is proposed which is a modern intervention to the building. The existing 
roof of the warehouse is itself a later addition to the building as is the hipped roof form 
at the eastern end of the building. The roof timbers are not original and were most likely 
replaced after the 2010 fire utilising the knee brackets. The existing tiled roof is an 
unsympathetic feature of the building, as is the hipped roof form. 

The new roof form is required in order to achieve an adequate roof height to provide 
habitable accommodation within the roof void. This will provide residential units of a 
suitable size to achieve a viable re-use of the building. The submitted information 
indicates that the existing roof is not original and that use of the roof void is essential to 
the viable re-use of the building it is considered that the roof intervention is justified.

The north-light design of the new roof is considered to be acceptable. The proposed 
roofing materials are a substantial improvement on the existing inappropriate tiles and 
the replacement of the hipped roof section with a straight ridgeline and gable end is 
considered to better represent the original roof form of the building.

The proposed roof intervention would result in less than substantial harm to the building 
which would be outweighed by the public benefit of securing a long-term viable use of 
the building.

Internally the building has undergone subdivision which has removed evidence of the 
original spatial layout of the ground floor and attic levels. The proposed works will 
further sub-divide the building but this is not considered to have a significant impact on 
the overall significance of the building and it would be a likely consequence of any 
viable conversion to secure the long term re-use of the building.

Boiler House
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The boiler house is considered to be of moderate significance and provides an 
understanding of the function of the site as an industrial facility. The internal levels and 
the condition of the building make it difficult to adapt. 

The eastern gable of the building is to be demolished and reconstructed on a new 
footprint move to the west. The gables will be tied with a structural steel joist and the 
internal walls rendered. A stairwell will be formed within the enclosed space with a steel 
gantry and railings providing access to the first floor of the spinning mill. 

This is considered to constitute an imaginative reworking of the boiler house which 
would enable its presence within the courtyard to be retained whilst also providing a 
solution for the issue of accessing an otherwise difficult to reach area of the spinning 
mill.

The proposed alterations are essential to enable the conversion of the spinning mill and 
to secure a long term viable use for the entirety of the listed mill complex. The harm 
incurred to the boiler house is considered to be outweighed by the public benefits of 
securing a long-term viable use for the entirety of the heritage asset and providing 
much needed new housing.

Economiser House

The economiser house is largely significant for extending the understanding of the 
function of the site as an industrial facility and also in enclosing the courtyard. It has 
limited architectural merit and few openings. The proposed external works would 
introduce a number of new window openings and re-work existing openings in order to 
provide light into the new residential accommodation. The proposed conversion works 
would result in less than substantial harm to the building and the works are considered 
to be necessary in order to allow for the retention of an otherwise difficult to adapt 
structure. The proposed casement window and door details are considered to be 
acceptable. The details of rainwater goods and any ventilation and extraction services 
can be secured by suitably worded planning conditions.

Weaving Shed

It is proposed to fully demolish the single storey weaving sheds to the north of the 
warehouse building. The weaving sheds are considered to be of moderate significance 
and demolition will remove a significant element of the integrated mill complex relating 
to the mid-19th Century development of the site. The harm incurred by the demolition of 
the weaving sheds must be considered in the context of the entirety of the heritage 
asset. In this regard the harm incurred from the loss of the weaving sheds is considered 
to be less then substantial. The degree of harm incurred is considered to be 
outweighed by the public benefits of securing a long-term viable use for the retained 
buildings and the wider site.

New Build Dwellings

It is proposed to construct a total of 24 new dwellings with associated garage blocks, 
access and landscaping to the north and east of the listed building group. To the north 
units 17-21 have been designed with a north-light roof profile, reflecting the profile of 
the weaving shed building which is to be demolished. The aforementioned units along 
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with units 15 and 16 would also provide a substantial built form to the eastern side of 
Bridgehouse Beck, as is currently provided by the weaving shed.

To the east of the mill courtyard units 33-37 are contained within a substantial three 
storey building with a central four storey gable. The building would enclose the eastern 
end of the mill courtyard and its massing would reflect that of the mill building which 
previously occupied this area of the site.

The remainder of the dwellings, which are further away from the listed building group 
and towards the edge of the site, are of a lower density. A variety of house types are 
proposed the designs of which have evolved following comments provided by the 
Design and Conservation Department. The dwellings would be constructed of stone 
beneath grey slate roofs and they would be of a scale which would not compete with 
the mill complex when viewed from surrounding vantage points. The properties would 
also include a number of design details across the varying house types to compliment 
the heritage setting and ensure a cohesive appearance.  Specifically, the inclusion of 
stone surrounds to window and door openings, corbel blocks to the eaves, projecting 
gables and the use of arched heads with keystones to windows.

The new build dwellings will be constructed on land which has historically contained 
development, including the area of the weaving sheds, the six storey spinning mill to 
the east of the existing complex and land used for tanks and gasometer structures 
associated with the function of the mill. The remaining opens areas of the site are 
generally derelict owing to the on-going vacancy of the site and the proposed 
redevelopment provides an opportunity for visual improvement.

The proposed new dwellings would alter the setting of the listed mill complex. However, 
it is considered that the layout, scale and design of the properties is such that the harm 
incurred would be less than substantial and it would be outweighed by the public 
benefits of restoring the listed mill complex and providing much needed new housing.

The proposed development would retain the key elements of the listed mill complex 
adjacent to Bridgehouse Beck and Ebor Lane. As such the proposed development is 
not considered to result in any harm to the setting of the grade II listed workers 
cottages at 4-8 Ebor Lane or the grade II listed bridge to the west of the spinning mill.

Associated Works

The proposed development requires the existing site access to be widened and for a 
new estate road to be constructed. The mill courtyard is to be re-graded in order to 
meet the level of the access road and to provide level parking areas. Further communal 
car parking is proposed to the north of the warehouse building and a small parking area 
is proposed to the east of the site access. Subject to the approval of all surfacing 
materials to be utilised in the hard landscaping no adverse implications are foreseen in 
respect of the listed mill complex, or the nearby mill workers cottages and bridge on 
Ebor Lane.

A communal bin store is proposed to the centre of the mill courtyard. The Design and 
Conservation Team have raised concerns with the prominence of the building in this 
location. However, the structure would be constructed of high quality materials with 
stone walls surmounted by a pitched slate roof. Subject to the approval of sample 
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materials the bin store is not considered to detract from the listed mill complex or its 
setting.

An electricity substation is proposed to the east of the spinning mill beyond the 
proposed parking area designated for occupants of the mill workers cottages. It is 
evident from the submitted street scene plan that the sub-station would occupy an 
unobtrusive location and that it would not detract from the setting of the listed mill 
complex or the nearby row of listed mill workers cottages.

Summary

Members are advised that the development would result in less than substantial harm 
to the grade II listed Ebor Mills complex and its setting. The less than substantial harm 
incurred would be outweighed by the public benefits of the development which include 
securing a long-term viable use for the buildings and the wider site, visual 
improvements to the site and providing much needed new housing in the Bradford 
district.

After taking into account the intrinsic value of the heritage asset the very significant 
weight which should be given to the conservation of heritage assets and the substantial 
public benefits that the development would provide it is concluded that the development 
is acceptable in heritage terms and is consistent with the approach set out in paragraph 
196 of the NPPF. The development accords with policy EN3 sections D and E, whilst 
sitting partially in conflict with section C in respect of the requirement to conserve or 
enhance the setting of Bradford’s heritage assets.
 
Design and Layout

The National Planning Policy Framework (NPPF) makes clear that 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, as it 
creates better places in which to live and work and helps make development 
acceptable to communities. Planning decisions should aim so ensure that 
developments:

 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;

 are visually attractive as a result of good architecture, layout and appropriate 
and effective landscaping;   

 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);

 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 visit

 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
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 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.

At the local level the aforementioned objectives of the NPPF are reflected in the Design 
policies of the adopted Core Strategy. Specifically, policy DS1 of the Core Strategy 
requires development to be of a good design which is informed by an understanding of 
the site and its context. Policy DS3 requires that development proposals create a 
strong sense of place and are appropriate to their context in terms of layout, scale, 
density, details and materials. Policy DS4 requires that the design of a development 
takes the opportunity to encourage people to walk, cycle and use public transport. 
Finally, policy DS5 requires that development proposals are designed to protect the 
amenity of existing and prospective users and residents, whilst providing a safe and 
secure environment that reduces opportunities for crime.

The Homes & Neighbourhoods Supplementary Planning Document was adopted in 
February 2020. The document sets out eight priorities for homes and neighbourhoods, 
including choice, green streets & spaces, making the most of the topography and using 
resources efficiently. Additionally, a number of principles are detailed in order to create 
a neighbourhood. In relation to this application these include density and scale; 
movement; green streets; safe streets; open space; landscape; biodiversity; 
topography; building forms; parking and; waste

It has been established that the development density of 28 dwellings per hectare is 
acceptable when site constraints are taken into account.

In terms of movement, it is considered that the hierarchy of routes through the site is 
appropriate. The introduction of a new footpath link to the north would ensure that the 
site is well connected to the existing public footpath network and the proposed 
upgrades to the footpath on Ebor Lane would improve connectivity with local amenities 
and public transport connections to the south.

The size of the site and its topography mean that on site open space provision is not 
viable in this instance. However, a woodland seating area is proposed on the elevated 
land to the north of Bridgehouse Beck. This would link with the existing public footpath 
network and would provide opportunities for enhanced enjoyment of the woodland and 
listed building complex.

The proposal would retain trees within the riparian woodland of Bridgehouse Beck as 
well as providing appropriate supplementary planting in this location. A comprehensive 
landscaping scheme is proposed for the entirety of the residential development and this 
is supported by a suitable management plan.

The site level ascends eastwards towards Midgley Drive. It is considered that the site 
sections and CGI images adequately demonstrate that the scheme has been designed 
to take account of the topography and that the development responds appropriately to 
the sloping areas of the site.
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Parking provision would be safe, in terms of being adequately overlooked by properties 
and functional, providing visitor parking. Additional parking would also be provided for 
residents of the mill workers cottages on Ebor Lane.

Overall, it’s considered that the proposed development would provide a scheme of 
appropriate density & scale; suitable routes for pedestrians and vehicles; integrate 
existing landscape features and provide new greenspace and landscaping; create 
biodiversity opportunities; address the topography of the site; and integrate existing 
landscape features within the layout, with the design resulting in an appropriate building 
form which sits well within its context and the levels of parking are suitable for the size 
and type of development.
 
In conclusion it is considered that the development layout responds sensitively to the 
site and the surrounding area, ensuring that dwellings, pedestrian routes and open 
spaces are well related to each other and that they do not significantly detract from the 
character of nearby heritage assets or the prevailing character of Haworth.

The development is considered to accord with the requirements of policies SC9, DS1, 
DS2, DS3 and DS4 of the Core Strategy and the Homes and Neighbourhoods Design 
Guide Supplementary Planning Document.

Landscaping

Policy DS2 of the Core Strategy requires that development proposals should take 
advantage of existing features, integrate development into the wider landscape 
and create new quality spaces. The Homes and Neighbourhoods Design Guide advises 
that a landscape strategy must be set out for every housing development proposal. 
The strategy should include a variety of landscape features, including trees, 
with a clear plan for both the private and public realms, and a supporting management 
and maintenance strategy.

A Landscape Concept Plan has been provided which outlines the high level principles 
of the hard and soft landscaping. 

The mill courtyard is identified as a predominantly hard landscaped space adopting a 
restricted palette of stone slabs to define the pedestrian areas and a combination of 
block paving and tarmac to define the highways and associated parking areas. It is 
intended that the highway will be defined using lowered kerb stones to create a subtle 
definition between the highway and pavement space, retaining the character of the 
courtyard. Specimen trees such as Beech and Hornbeam will be planted in grilles to 
provide a high quality treed setting reflective of the surrounding valley. A grassed 
triangular space with specimen trees is proposed to the eastern boundary of the Mill 
Court that will be visible from the site access at Ebor Lane providing a green setting to 
the site entrance.

The mill row is intended as a formal central space within the scheme and it is proposed 
that the central highway junction will be block paved with sett rumble strips providing a 
transition to adjoining areas.

The parking area to the west will be laid out using large gauge block work with 
hedgerow planting between the parking bays to screen cars when parked and views 
across the site towards the chimney and beck.
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In respect of the area of woodland to the west of Bridgehouse beck new tree and shrub 
planting is proposed and a new seating area is proposed alongside public footpath 157 
consisting of a gravelled area with timber benches.

The submitted Landscape Concept Plan is sufficient to demonstrate that the hard 
landscaping proposals would respect nearby heritage assets and the wider context of 
the site. A planning condition can be imposed to secure samples of all hard 
landscaping materials.

In terms of soft landscaping the planting schedule provided as part of the Detailed 
Landscape Proposals drawing has been reviewed by the councils Landscape Architect 
and it is considered to be acceptable. A condition can be imposed to ensure that the 
planting schedule is implemented and maintained. A Landscape Management Plan has 
been submitted which provides a schedule of maintenance for annual operations and a 
20-year management plan for the proposed public open spaces. The proposed 
management arrangements are considered to be acceptable and adherence to the 
submitted plan can be secured by a suitably worded planning condition.

In conclusion it is considered that the proposed development would provide a 
comprehensive landscaping scheme to supplement the retained trees and assist with 
ensuring that the development integrates successfully within its context. The 
landscaping scheme is acceptable in respect of the planting schedule and landscaping 
is utilised successfully throughout the site to create new quality spaces. The 
submission also includes an acceptable management and maintenance strategy. The 
proposal is therefore considered to accord with policy DS2 of the Core Strategy and 
The Homes and Neighbourhoods Design Guide Supplementary Planning Document.

Residential Amenity

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

The submitted development layout ensures that the proposed dwellings would not 
include any habitable room windows with an unrestricted view within 7 metres of the 
rear garden boundary of any neighbouring dwelling, or within 17 metres of the habitable 
room windows of any neighbouring dwelling. As such no adverse overlooking 
implications are foreseen.

The proposed dwellings would benefit from amenity areas which are considered to be 
proportionate to the size of the units and suitable bin storage arrangements. The 
proposed development would not harm the amenity of existing neighbouring residents 
or prospective residents of the development in accordance with the requirements of 
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; 
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 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 has taken the opportunity to promote sustainable modes of 
transport given the residential use of the site and its location. The development would 
provide electric vehicle charging facilities to all properties with dedicated parking and 
shared charging facilities to the communal parking areas. The inclusion of this 
infrastructure is considered to provide a long term betterment which is likely to increase 
the uptake of electric vehicle ownership by residents of the development. The 
development includes the upgrading of the footway on Ebor Lane which would improve 
the pedestrian link between the development site and Mill Hey, where bus services are 
available to Oxenhope, Stanbury, Oakworth, Hebden Bridge and Keighley. The nearest 
bus stop is only 250 metres from the site and the improved footpath connection is 
considered likely to encourage residents of the development to utilise public transport.

The proposed development would utilise the existing access with upgraded surfacing 
and road markings. The submitted transport statement indicates that based on vehicle 
speeds a sight line of 17 metres is required to the south and 16 metres to the north. 
The site access would achieve the aforementioned sight lines and therefore visibility at 
the site entrance is considered to be acceptable. In order to improve pedestrian access 
to the site it is proposed to upgrade the existing footpath on Ebor lane to a minimum 
width of 1.2 metres upto a maximum width of 1.5 metres where achievable, whilst 
providing a 4.8 metre carriageway width. The increased width of the footpath is 
considered to improve pedestrian safety in this location. The works require the 
developer to enter into a section 278 agreement with the Local Highway Authority. The 
developer has agreed to enter into a section 106 agreement to confirm that the 
necessary off-site highway works will be undertaken. Subject to the aforementioned 
agreement the site access is considered to be safe and suitable for all road users.

In terms of the impact of the development on the highway network the submitted 
Transport Statement identifies that the development would result in an additional 17 
two-way vehicle trips during the AM peak period and 19 two-way trips during the PM 
peak period. Given the limited number of additional vehicle trips the development is not 
considered likely to have a significant impact on the surrounding highway network in 
terms of capacity or congestion. 
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The proposed development would provide a total of 84 car parking spaces to serve 38 
dwellings, with an additional five visitor spaces provided to serve the spinning mill and 
warehouse building and five further spaces provided which are stated to be for the use 
of the occupants of the five cottages at the site entrance. The level of parking provision 
would therefore exceed the average of 1.5 spaces per unit required by Appendix 4 of 
the Core Strategy. Highways Development Control have suggested that four further 
visitor parking spaces should be provided. However, the Core Strategy does not set out 
a standard for visitor car parking and it is not felt that the level of provision is deficient to 
the extent that it would result in adverse highway safety implications.

In respect of the internal highway layout Highways Development Control have advised 
that the turning head of The Mews should be extended upto plot 32 and the site layout 
has been amended accordingly. The submitted Transport Statement includes swept 
path analysis demonstrating that the highway layout can accommodate a refuse 
vehicle. The internal layout is considered to be acceptable and would enable the safe 
access and manoeuvring of vehicles.

In conclusion the proposed development is considered to occupy a sustainable location 
with nearby 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 
and layout are considered to be safe and suitable for all users and the development 
would include adequate car parking provision. The development is not considered to 
have a severe impact on the highway network in respect of capacity or congestion. The 
proposal is considered to accord with policy TR1 of the Core Strategy and paragraphs 
108 and 109 of the NPPF.

Trees

Policy EN5 of the Core Strategy states that the council will seek to preserve and 
enhance the contribution that trees and areas of woodland cover make to the character 
of the District. 

The site contains protected trees (Tree Preservation Order 20/00003/A) located 
between the west bank of Bridgehouse Beck and the railway line. No development is 
proposed in this location other than the creation of a woodland seating area the details 
of which can be secured by a planning condition. 

There is a protected woodland, Murgatroyd Wood, located beyond the northern 
boundary of the site. However, the woodland is separated from the site by an area of 
third party land.

It is considered that subject to a condition requiring details of the woodland seating 
area the proposed development would preserve the protected trees and woodland in 
accordance with the requirements of policy EN5 of the Core Strategy

The Trees Team have assessed the submitted information and have advised that it is 
necessary to impose planning conditions requiring the submission of a tree protection 
plan, retention of tree protection measures throughout the duration of development and 
the submission of written verification/evidence to demonstrate that the developer has 
arranged for the supervision and monitoring of the approved protection measures by a 
suitably qualified trees specialist at regular and frequent intervals. The conditions 
requested by the Trees team are noted. However, they are not considered to be 
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necessary in this instance because no significant development is proposed in close 
proximity to any protected trees. For this reason, it is considered that the development 
accords with the requirements of policy EN5 of the Core Strategy without the need to 
impose the suggested conditions.

It should also be noted that if the developer wishes to carry out work on protected trees 
then an application for Works to Trees Subject to a Tree Preservation Order will be 
required. 

Biodiversity

The site is not statutorily designated for its biodiversity value, nor are there any 
statutorily designated sites located within 2km. In respect of locally designated sites the 
site borders the Airedale Spring Mill Pond Local Nature reserve to the south of Ebor 
bridge and the grassland field to the north of the development is within the Bradford 
Wildlife Habitat Network. The aforementioned areas are not within the boundary of the 
development site and are unlikely to be directly affected by the development.
 
Outside of designated sites policy EN2(D) of the Core Strategy requires consideration 
of any adverse impact that the development may have on important habitats and 
species.

A Preliminary Ecological Appraisal (PC18051/PEA/3) has been submitted to assess the 
ecological baseline conditions at the site and identify potential ecological constraints to 
the proposed development. The report concludes that the development is unlikely to 
have an adverse impact on ecological features providing that a bat survey is carried out 
and any mitigation advice is followed and nesting bird checks are followed.

A bat survey (PC18051/Bat /1.2) has subsequently been carried out which identifies 
roosts for a single or small number of bats within three of the buildings. Specifically, the 
spinning mill, warehouse and weaving shed. The report identifies that adequate 
mitigation can be provided in the form of replacement roost features within the 
converted buildings or artificial bat boxes placed on the building exteriors.

As the spinning mill and warehouse block are to be retained, a 1FF Schwegler Bat Box 
with built in wooden rear panel can be placed on the wall at each roost site. As the 
weaving shed is to be demolished the two mitigation roost boxes for the two identified 
roosts will be placed on the exterior of the mill chimney. The requirement to provide the 
roost boxes in the aforementioned locations before the identified roosts are impacted 
will be required by a planning condition.

Bridgehouse Beck and its riparian woodland, as well as the woodland to the north of 
the site provide commuting routes for bats. For this reason, it is important that a ‘dark 
zone’ is maintained, as identified in appendix 1 of the submitted Biodiversity 
Enhancement and Management Plan (PC18051/BEP/v1). A planning condition will be 
imposed requiring the submission of details of all external lighting to ensure that the 
dark zone is maintained.

A Biodiversity Enhancement and Management Plan has been submitted which includes 
ecological measures required to protect wildlife and habitats during construction, 
measures to maintain and enhance wildlife and habitats post-construction and 
recommendations for the long-term management of habitats post development. 
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Planning conditions can be imposed to ensure that the ecological mitigation measures 
are implemented and that the long-term enhancements and monitoring area carried 
out. 

Subject to planning conditions the proposed development is not considered to have a 
significant adverse impact on habitats or species and the proposal is considered to 
accord with policy EN2 of the Core Strategy. 

Policy SC8 of the Core Strategy seeks to protect the South Pennine Moors 
SPA and the South Pennine Moors SAC and their zone of influence. The application 
site is within Zone B of the policy which is land up to 2.5km from the SPA and SAC 
boundary

In relation to Policy SC8 of the Core Strategy this site is within Zone B, which extends 
up to 2.5 Km from the boundary with the SPA/SAC. The policy, adopted in July 2017, 
states: In Zone B it will be considered, based on such evidence as may be reasonably 
required, whether land proposed for development will affect foraging habitat for 
qualifying species of the SPA.

The habitats present on site consist of former mill buildings and associated hard 
standing with colonising ruderal tall herbs, semi-improved grassland and a watercourse 
with riparian willow scrub and woodland. The primary habitats of the SAC are dry 
heaths, blanket bogs and upland sessile oak woods.

It is considered that due to the separation distance of the site from the SPA, the lack of 
overlapping habitats and the limited scale of the development the proposal would be 
unlikely to have an adverse impact on the foraging habitat for qualifying species of the 
SPA. 

There is still likely to be an in-combination effect with other housing developments of 
increased recreational pressure leading to erosion, trampling, disturbance to nesting 
birds through dog walking and other informal recreational activities. However, Habitat 
Mitigation is identified on the councils CIL regulation 123 list and therefore the 
development would make the necessary mitigation contribution via the CIL charge for 
the entire development, which is anticipated to be £107,136.92. The proposal is 
therefore considered to accord with policy SC8 of the Core Strategy.

Land Contamination

Paragraph 178 of the NPPF requires that planning decisions should ensure that a site 
is suitable for its proposed use taking account of ground conditions and any risks 
arising from land instability and contamination. After remediation, as a minimum, land 
should not be capable of being determined as contaminated land under Part IIA of the 
Environmental Protection Act 1990; and any application should ensure that adequate 
site investigation information, prepared by a competent person, is available to inform 
these assessments.

At the local level the requirements of the NPPF are set out in Environment policy EN8 
(B) which 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 
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identified to ensure that the development will not pose a risk to human health, public 
safety and the environment.

The Environmental Health Department have considered the submitted Geo-
Environmental Phase 1 and Phase 2 documents.

Environmental Health agrees with the recommendations presented in the Preliminary 
Investigation by Phase 2 Geo-Environmental Assessment by PWA Geo‐Environmental 
Ltd and have raised no objections subject to imposing planning conditions relating to 
site investigation implementation, remediation strategy, remediation verification, 
unexpected contamination and material importation.

It is considered that subject to the aforementioned conditions suitable remediation 
measures can be carried out to ensure that the development will not pose a risk to 
human health, public safety, or the environment. The proposal is therefore considered 
to accord with policy EN8 of the Core Strategy and paragraph 178 of the NPPF.

Drainage

Paragraph 163 of the NPPF requires that when determining any planning applications, 
local planning authorities should ensure that flood risk is not increased elsewhere. 
Where appropriate, applications should be supported by a site-specific flood-risk 
assessment. Development should only be allowed in areas at risk of flooding where, in 
the light of this assessment (and the sequential and exception tests, as applicable) it 
can be demonstrated that:

 within the site, the most vulnerable development is located in areas of lowest 
flood risk, unless there are overriding reasons to prefer a different location; 

 the development is appropriately flood resistant and resilient; 
 it incorporates sustainable drainage systems, unless there is clear evidence that 

this would be inappropriate; 
 any residual risk can be safely managed; and 
 safe access and escape routes are included where appropriate, as part of an 

agreed emergency plan.

Paragraph 165 of the NPPF sets out the importance of the use of sustainable drainage 
systems for Major developments and requires that the systems used should take 
account of advice from the lead local flood authority; have appropriate proposed 
minimum operational standards; have maintenance arrangements in place to ensure an 
acceptable standard of operation for the lifetime of the development; and where 
possible, provide multifunctional benefits.

At the local level the objectives of the NPPF are reflected in Environment policy EN7 of 
the Core Strategy which 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.

Flood Risk
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The site is located in indicative Flood Zone 1 on the flood mapping. However, the site is 
subject to flooding in the undefended 1% annual exceedance probability event and 
should be considered to be in Flood Zone 3 for the purposes of assessment. The 
Environment Agency objected to the initial submission on the basis that that the Flood 
Risk Assessment (FRA) should be updated and informed by a hydraulic model of 
Bridgehouse Beck in order to accurately assess the residual risk to the site and 
potential breach scenarios for Bridgehouse Beck.

An updated FRA (Paul Waite Associates Ltd, dated 18/06/2020) and a Hydraulic Model 
and report (Paul Waite Associates dated 18/06/2020) have been submitted, as well as 
a subsequent FRA Technical Note and accompanying appendices (Paul Waite 
Associates (dated 07/07/2020). The Environment Agency have assessed the 
aforementioned information and have confirmed that they do not wish to maintain their 
objection subject to imposing planning conditions. Planning conditions are required in 
respect of the following matters and the detailed conditions are contained at the end of 
this report:

-Finished Floor Levels are to be set no lower than the levels indicated in section 6.2 of 
the FRA and 4.2 of the Technical Note.
-No Basement Development of the Spinning Mill building
-No Ground Floor Sleeping Accommodation for the lifetime of the development
-The mill race/goit is to be formally in-filled and capped so as to not act as a potential 
flood flow route
-A suitable emergency access and egress plan is to be agreed in writing with the LPA 
to ensure suitable access and egress agreement present in times of flood, prior to 
occupation.
-A maintenance plan is to be agreed with the LPA that ensure appropriate routine and 
post flood event inspections and maintenance is carried out on the baffles, weir, bridge 
mill race caps/infill and wall, prior to occupation.

Subject to the aforementioned conditions it is considered that residual flood risk can be 
safely managed and the proposal is considered to accord with the requirements of 
policy EN7 of the Core Strategy and paragraph 163 of the NPPF.

Foul and Surface Water 

The Lead Local Flood Authority have reviewed the submitted information and have 
confirmed that the submitted foul and surface water drainage details are acceptable. A 
planning condition can be imposed to ensure that the foul and surface water drainage 
schemes are carried out in accordance with the submitted plans.  A further condition 
can be imposed to ensure that the infrastructure is maintained in accordance with the 
submitted maintenance strategy. Subject to the aforementioned plans the proposed 
foul and surface water drainage arrangements are considered to accord with policy 
EN7 of the Core Strategy and paragraph 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, has raised the following points of detail:
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-Rear garden boundaries should have a height of 1800mm
-Access gates should have a height of 1800mm
-A low boundary treatment should be provided to the front of plots 15-21 to create more 
defensible space between the private gardens / pathway and the public footpath.
-Trees located to the side of parking bays 25 should be a species which has a 
maximum growth height of 1m.
-Adequate natural surveillance should be provided for rear parking on plots 15-21
-The bin store at plot 26 should be located inside the garden boundary

The aforementioned recommendations of the Police Architectural Liaison Officer have 
been incorporated into the proposed development. It is not considered to be 
appropriate for the planning system to regulate all of the aspects of the development 
referred to by the Police Architectural Liaison Officer, such as intruder alarms and the 
security standards of doors and windows, as these matters are not generally 
considered to be land use planning concerns.  

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.

Issues Raised by Representations

Demolition of the weaving sheds should be included in the description of the 
development.
Demolition of the weaving sheds is included in the description of development.

The 24 dwellings are described as within the curtilage of Ebor Mills even though one 
dwelling is located to the west of Bridgehouse Beck.
The 24 new dwellings are located within the curtilage of Ebor Mills. The plans no longer 
include a dwelling to the west of Bridgehouse Beck.

The site is not all previously developed land as the land to the north of the mill buildings 
is used as agricultural land and as a paddock. 
The parcel of land to the north of the mill buildings does not form part of the 
development site. The site is believed to consist of previously developed land. Policy 
HO6 of the Core Strategy aims to prioritise the use of previously developed land for 
housing and sets a target of 50% of new housing development to be built on previously 
developed land over the plan period. However, in the absence of a five-year housing 
land supply the use of previously developed land cannot be insisted upon and where a 
site is considered to occupy a sustainable location there must be a presumption in 
favour of development.

The development is not consistent with the expectations of the neighbourhood plan for 
Haworth, Cross Roads and Stanbury.
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.

The development would harm the current village greenspace designation covering the 
site and detract from the green corridor.
The submitted information includes CGI’s which demonstrate that the development 
would not have an obtrusive appearance when viewed from surrounding public vantage 
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points and that it would not compromise the appearance or function of the village 
greenspace.

Policy UR4 is referenced in the Planning Statement. This is a deleted policy and 
consistency with it does not lend support to the development.
The application has been assessed against all relevant planning policies.

Ebor Mills will appear connected to Haworth if development proceeds, which would 
cause urban sprawl in open countryside.
The site is self-contained within the valley bottom and its development would not result 
in urban sprawl or any coalescence with Haworth, the centre of which is located further 
to the south. This is evidence by the submitted layout plan and the accompanying 
CGI’s.

Development should be restricted to the extent of the existing buildings.
A viable and long term use is required for the entirety of the site. Redevelopment of the 
mill complex in isolation is unlikely to deliver a financially viable development and the 
retention of the remainder of the site in its current condition is not considered to be 
desirable.

The proposed dwelling to the west known as ‘The Sidings’ would be located within the 
green belt.
The proposed development no longer includes a dwelling in this location. No new 
dwellings are proposed within the green belt as part of this application.

The development will harm the setting of the listed mill and its relationship with the mill 
workers dwellings and the former mill managers house.
The less than substantial harm incurred to the setting of the mill will be outweighed by 
the public benefits of securing restoration of the buildings and their long term viable use 
as well as the provision of new housing for which there is an acute need. The visual 
relationship of the mill complex with the mill workers cottages and the mill managers 
house to the south would not be compromised by the proposed development.

The impact on heritage assets should not be categorised as less than substantial.
The amended plans address the concerns raised by the Design and Conservation 
Team and the harm incurred to the mill complex and its setting is considered to be less 
than substantial.

The archaeological significance of the site is not fully understood.
The submitted information has been assessed by West Yorkshire Archaeology 
Advisory Service who have confirmed that the development is acceptable subject to a 
planning condition requiring a watching brief.

The submission does not provide that the proposed residential development constitutes 
the optimum viable use of the site.
The site has been extensively marketed for commercial use but has remained vacant 
for in excess of two years. As such it is considered unrealistic that a commercial use 
will be forthcoming to occupy the site and the conversion of the buildings to residential 
use is justified.

It is not clear which sections of the site are to be developed.
The submitted site layout plan clearly identifies the area of the proposed development.
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The proposal is too large for the site.
The development achieves a density slightly below the 30 dwellings per hectare which 
would ordinarily be expected. The layout of the development is considered to make 
efficient use of the site without significantly compromising the setting of the heritage 
asset or the character of the surrounding area.

Access to the site from Lees Lane/Mill Hey is very narrow and approached from a 
difficult junction. There is already an advisory for HGV's not to turn left out of Ebor Lane 
due to the angle of the exit.
The proposed residential use of the site would vastly reduce HGV movements when 
considered against those which could occur if the site was operating at full capacity for 
an industrial purpose.

There is no footpath on Ebor Lane on the mill side and so any pedestrians would have 
to cross on a bend.
Speed surveys in this location show vehicle speeds to be 15mph and visibility from the 
site access is sufficient to enable pedestrians to cross safely.

The access from Mytholmes Lane includes a single track bridge and road that is 
already difficult to use at peak times. There is no footpath from the Mytholmes Lane 
end of Ebor Lane so any additional traffic would be a safety risk to pedestrians.
The submitted Transport Statement indicates that the development would result in an 
additional 17 two-way vehicle trips during the AM peak period and 19 two-way trips 
during the PM peak period. The limited number of additional vehicle trips is not 
considered to pose a severe risk in terms of pedestrian safety. 

The development would result in a sizeable increase in traffic
The submitted Transport Statement indicates that the development would result in an 
additional 17 two-way vehicle trips during the AM peak period and 19 two-way trips 
during the PM peak period. This is not considered to be sufficient to have a significant 
impact on the surrounding highway network in terms of capacity or congestion.

Part of the land is a local wildlife site.
The proposal does not include the development of the local wildlife site to the south of 
Ebor Bridge.

An accurate Flood Risk Assessment is required.
An accurate Flood Risk Assessment has been provided and assessed by the 
Environment Agency who have raised no objection to the development subject to 
planning conditions.

There is limited visitor parking provided
The council does not have an adopted standard in respect of visitor parking provision. 
The level of visitor parking proposed is considered to be sufficient for the number of 
dwellings proposed.

How will the parking spaces for the cottages on Ebor Lane be assigned?
The cottages on Ebor Lane are located outside of the application boundary and 
therefore the proposed parking provision cannot be secured through the current 
application. The parking provision is not considered fundamental to the acceptability of 
the proposal as the site has an established access which already has the potential for a 
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substantial number of vehicle movements without any new parking provision of 
upgrading of Ebor Lane. 

The development would compromise the green setting of the mill and impact on views 
of the mill from the Keighley and Worth Valley Railway
The development site does not appear to be visible from the railway line owing to the 
set down location of the line and the substantial tree cover present on the west side of 
Bridgehouse Beck. 

No work should take place on site before 8am or after 6pm Monday to Friday or before 
8am and after 1pm on a Saturday. No Sunday working or evening working should take 
place
Working Hours at the site are to be suitably restricted by a planning condition to ensure 
that work would not occur during unsociable hours.

A full plan for vehicle movements should be submitted including a banksman at Lees 
Lane/Mill Hey Junction.
Full details of the construction site access and any temporary warning and direction 
signing on the approaches to the site shall be secured by a planning condition.

The development will harm the tourist economy of Haworth.
The proposed development is not considered to compromise the setting of Haworth 
and accordingly it would not result in any discernible impact on the tourist economy.

Haworth Does not needs a development of 24 executive homes.
The development would provide an appropriate housing mix of one bed apartments, 2 
bed dwellings, three bed dwellings and four bed dwellings. The requirement for the 
provision of 400 new homes in Haworth upto 2030 is set out in the adopted Core 
Strategy.

The housing target for Haworth was reduced from 400 to 275 in this year’s partial 
review of the Core Strategy. Development of the site is therefore premature.
The housing target for Haworth is currently 400 as is set out in the adopted Core 
Strategy. 

Ebor Lane and bridge are not designed for heavy goods vehicles.
The residential development of the site will significantly reduce HGV movements when 
compared with the existing industrial use, if it were operating at full capacity

The bridge on Ebor Lane will collapse if more traffic is introduced
There is no evidence to suggest that Ebor Bridge is structurally unsound and the 
development would result in a limited number of additional vehicle trips.

Ebor Lane is already at maximum vehicle capacity 
The development would result in a limited number of additional vehicle trips and there 
is sufficient capacity on the surrounding highway network for this to be accommodated. 

The submitted traffic survey was done at a quiet time
The Transport Statement has been assessed by Highways Development Control and it 
is considered to be acceptable.

Will the courtyard area be for delivery and drop off only?
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The courtyard area will provide parking for residents and visitors.

The section of the development on the main road would take away the only free
parking for the local shops
The application does not include any development in this location (assumed to be the 
B6142). Parking in this area would be unaltered.

Will the developer upgrade the crime affected Gas Street car park?
No upgrading of Gas Street car park is proposed, nor is it required in order to make the 
proposed development acceptable in planning terms.

The developer should subsidise bus permits in order to encourage the use of public 
transport.
Electric Vehicle charging points are proposed in lieu of a residential metrocards, as 
they provide a betterment in terms of the long term contribution they make towards 
carbon reduction. By comparison a metrocard scheme could only be secured and 
funded for a short period of time after which they would be no longer term benefits.

The development will use stone imported from china rather than a local product.
A sample of the stone will be required to be submitted and approved in writing prior to 
construction in order to ensure that the product is suitable.

Mud, dust and building noise will cause issues for neighbouring properties.
A suitable dust management plan has been provided and accepted by the 
Environmental Health Department and adherence to it is required by a planning 
condition. The requirement to provide wheel washing facilities can be ensured by a 
planning condition. A planning condition will be imposed restricting working hours to 
ensure that there is no construction noise during unsociable hours.

The development would harm the Haworth Conservation Area.
The site is located a substantial distance from the north-east boundary of the 
conservation area. Given the degree of separation the proposal is not considered to 
have an adverse impact on the conservation area or its setting.

One mill in the area should be to be retained for educational purposes. If this mill is lost 
the history of Haworth mills will be lost forever.
There is no planning policy requirement for the use of the mill building for educational 
purposes. The loss of the existing industrial use is considered to be justified in light of 
the prolonged period of vacancy.

How will the area cope with drainage from these new developments?
The Lead Local Flood Authority has reviewed the submitted drainage information and 
has confirmed that it is acceptable subject to planning conditions.

Is the existing highway drainage sufficient to cater for this development?
The proposed highway works will require Section 278 approval at which time 
appropriate highway drainage can be secured.

The flood risk assessment does not take account of general run off water in the area.
The Environment Agency have reviewed the submitted assessment and have not 
raised any concerns in respect of the information presented. The FRA is therefore 
considered to be adequate for the purpose of assessing this application.
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By continually paving over green areas, there is a far greater chance of additional 
flooding.
The application has been assessed against policy EN8 of the Core Strategy which 
requires adherence to sustainable drainage principles. The Lead Local Flood Authority 
have confirmed that the application is acceptable subject to imposing planning 
conditions.

The development would harm the nature reserve on Ebor Lane.
No development is proposed in the nature reserve.

What protections are in place to secure the nature reserve as an amenity loved by local 
residents.
The nature reserve is afforded protection under Core Strategy Policy EN2(C) whereby 
development will not be permitted unless it can be clearly demonstrated that there are 
reasons for the proposal which outweigh the need to safeguard the substantive nature 
conservation value of the site.

Will the nature reserve be improved?
The proposed development does not include any alterations to the nature reserve.

Bats, deer, heron, kingfishers, grey wagtail, tawny owl, sparrowhawk and brown hare 
are present in this area.
A Biodiversity Enhancement and Management Plan has been submitted which includes 
ecological measures required to protect wildlife and habitats during construction, 
measures to maintain and enhance wildlife and habitats post-construction and 
recommendations for the long-term management of habitats post development. Subject 
to adherence with the management plan the ecological impact of the development is 
considered to be acceptable.

What will happen to existing trees on site.
The development does not propose the removal of any protected trees and a 
comprehensive landscaping plan is proposed for the entirety of the site.

Destruction of a rare Ash riverine woodland
The area of riparian woodland adjacent to the development site would not be harmed 
by the proposed development.

The habitat of the Brook Lamprey would be harmed.
A Biodiversity Enhancement and Management Plan has been submitted which includes 
ecological measures required to protect wildlife and habitats during construction, 
measures to maintain and enhance wildlife and habitats post-construction and 
recommendations for the long-term management of habitats post development. Subject 
to adherence with the management plan the ecological impact of the development is 
considered to be acceptable.

Insufficient school place available for future residents
Education have confirmed that based on the data available in November 2019, the 
development is unlikely to cause significant concerns on where children of families 
coming to reside in the development might attend school.
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The developer will not be available to deal with any issues at the site after development 
is completed.
If there are issues that require addressing which constitute a breach of planning control 
they will be resolved via the planning enforcement process where necessary.

Trees will be planted in concrete and die after 7 years.
The submitted landscaping plan and management procedures have been assessed 
and they are considered to be acceptable.

Will the views of the residents of the cottages on Ebor Lane be taken into account?
The views expressed by all interested parties in response to the publicity of this 
application will be taken into account.

Will the development provide electric vehicle charging points?
EV charging points are to be provided and will be secured by a planning condition.

Harm to air quality as a result of additional traffic.
The increase in greenhouse gases as a result of the development is accepted, but it is 
considered to be lesser than would be case for a development site in a less sustainable 
location. The inclusion of EV charging facilities is also considered to be a positive 
feature which would assist with limiting any impact.

Local people use the footpath on Vale Mill Lane and value it in its present form
The footpath would be unaltered by the proposed development.

The site is of high value to the local community
The site is not protected for any specific community purpose. The development has 
been assessed against all relevant planning policies and is considered to be 
appropriate.

A contribution of £48,024.98 should be made to the Airedale NHS Foundation Trust
The Airedale NHS Trust seeks a contribution of £48,024.98, which will go towards the 
gap in funding created by each potential patient from this development in respect of 
acute and planned healthcare. In considering this request, committee members are 
advised that the determination of planning applications must be made in accordance 
with the development plan unless material considerations indicate otherwise. The S106 
contribution sought is not contemplated by current local plan policy. Members are 
further advised that legally, the development’s potential impact on the provision of local 
A&E and planned care is a material consideration in the assessment of whether the 
proposal is acceptable in planning terms. 

It is not entirely clear from the information submitted by the Trust what precisely the 
contribution is intended to fund: - reference was made to it being used directly to 
provide additional services to meet patient demand from the development and enabling 
the delivery of services in the provision of acute and planned healthcare; but no 
substantive details are provided as to how. 

Members are advised that if the monies are to be used towards the provision, 
improvement, replacement, operation or maintenance of infrastructure then that can be 
funded by CIL since medical facilities are a type of infrastructure specifically identified 
by the Council for which CIL receipts may be allocated. However, in terms of it being 
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paid as a S106 contribution, Members are advised that the planning application cannot 
be refused for want of that planning obligation unless it can be demonstrated that it is: 

- necessary to make the development acceptable in planning terms; 
- directly related to the development; and 
- fairly and reasonably related in scale and kind to the development. 

According to the Trust, the sum is necessary to meet the short term budgetary gap for 
A&E and planned care from Parliament for the next 12 months and that needed to 
serve the wholly populated development. It is understood that the funding arrangement 
is based on population and paid in arrears annually, but the following year’s contract 
does not pay the following year’s deficit retrospectively. 

Officers would question the efficacy of the payment when the apartments may not be 
fully occupied within the next year. Even though this is a relatively small scheme it is 
not guaranteed that the apartments will not be built and occupied more than 12 months 
after the date of the decision. 

Notwithstanding the above it is not considered that the shortfall in funding on its own is 
a persuasive reason that the payment is a “necessary” obstacle to the grant of planning 
permission. The Council is plainly not a party to the arrangements between the Trust 
and Parliament and any deficiency is a matter for those parties to negotiate. If 
Parliament has determined that the current allocation of funding is fair and appropriate 
to meet health needs, then it is not the place of the LPA to look beyond that and 
resolve any deficit for the Trust through S106. Certainly, there is no specific guidance 
from the Secretary of State, the NPPF or our current development plan that that should 
be so. 

Therefore, Members are advised that 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 considered 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. 

Finally, Members are advised that even if that were not the case, the proposed 
obligation needs to be weighed up in the overall planning balance

For the above reasons it is not considered that it is reasonable to require this 
contribution.

Affordable Housing

The National Planning Practice Guidance for Planning Obligations provides an 
incentive for brownfield development on sites containing vacant buildings. Where a 
vacant building is brought back into any lawful use, or is demolished to be replaced by 
a new building, the developer should be offered a financial credit equivalent to the 
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existing gross floorspace of relevant vacant buildings when the local planning authority 
calculates any affordable housing contribution which will be sought. 

The Vacant Building Credit Calculation for the proposed development is as follows:

Policy HO11 of the Core Strategy requires the provision of 20% of the total number of 
dwellings on this site as affordable dwelling, subject to viability considerations.

The proposed development would provide a total gross floorspace of 4587 square 
metres. The site includes 4811 square metres of existing vacant floorspace.

The Vacant Building Credit is therefore the equivalent of 105% of the proposed 
floorspace. The affordable housing requirement is therefore reduced by 100% and no 
affordable housing units are required in this instance.

Community Infrastructure Levy

The site is located in CIL Zone 3 and the development would generate a CIL payment 
of £107,136.92

Equality Act 2010, Section 149:
In writing this report due regard has been taken of the need to eliminate unlawful 
discrimination, harassment and victimisation, advance equality of opportunity between 
different groups and foster good relations between different groups, 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 is considered to be acceptable in principle. It would not 
compromise the appearance or function of the Mytholmes and Lees Lane Village Green 
Space and the loss of the existing employment use is considered to be adequately 
justified. The development would make a valuable contribution towards addressing 
unmet housing need through the re-use of what is predominantly previously developed 
land.

It is considered that, subject to the conditions recommended at the end of this report 
and to the developer entering into a Section 106 agreement the development will not 
result in unacceptable impacts upon the environment or the occupants of surrounding 
land in terms of visual amenity, residential amenity, impact on heritage assets and their 
setting, highway and pedestrian safety, flood risk, ecological impacts or air quality. 

The proposal is therefore considered acceptable and subject to the listed conditions 
and S106 legal agreement, satisfies the requirements of the above-listed policies of the 
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Replacement Unitary Development Plan, Core Strategy Development Plan Document, 
and the National Planning Policy Framework, as well as the requirements of the Homes 
and Neighbourhoods Design Guide Supplementary Planning Document.

Conditions of Planning Permission:

General

Three Year Time Limit
1. The development to which this notice relates must be begun not later than the
expiration of three years beginning with the date of this notice.

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

2. Hours of Construction

Construction work shall not be undertaken outside of the following hours:

Monday to Friday 0730 to 18:00
Saturday 0800 to 1300
Sundays, Public/Bank Holidays No working.

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

3. Approved Plans

The development hereby approved shall only be carried out in accordance with the 
approved plans listed below:

1620SPL-EMH-SL01 Rev V Site Layout 20-04-2020
1620SPL-EMH-SL01-BT Rev V Boundary Treatment 20-04-2020
1620SPL-EMH-EVC01 Rev C EVC Strategy 20-04-2020
1620SPL-EMH-DR01A Demolition Plan 21-10-2019

1620SPL/EMH-SMLGF2 Rev C Proposed Basement Floor Plan 20-04-2020
1620SPL/EMH-SMGF2 Rev D Proposed Ground Floor Plan 20-04-2020
1620SPL/EMH-SMFF2 Rev D Proposed First Floor Plan 20-04-2020
1620SPL/EMH-SMSF2 Rev D Proposed Second Floor Plan 20-04-2020
1620SPL/EMH-SMEL02 Rev B Proposed Elevation 1 20-04-2020
1620SPL/EMH-SMEL04 Rev A Proposed Elevation 2 24-03-2020 
1620SPL/EMH-SMEL06 Rev B Proposed Elevation 3 24-03-2020
1620SPL/EMH-SMEL08 Rev C Proposed Elevation 4 07-05-2020
1620SPL/EMH-SMSEO2 Rev B Proposed Section BB 07-05-2020
1620SPL/EMH-SMSEO3 Rev B Proposed Section CC 20-04-2020
1620SPL/EMH-SMSEO4 Proposed Section 1
1620SPL-EMH-PD-XD01A SM Casement Windows 07-05-2020
1620SPL-EMH-PD-XD04A SM External Doors 07-05-2020
1620SPL-EMH-PD-XD10 SM Grd Floor Historic Features 24-03-2020
1620SPL-EMH-PD-XD11 SM First Floor Historic Features 24-03-2020
1620SPL-EMH-PD-XD12 SM Second Floor Historic Features 24-03-2020
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1620SPL-EMH-PD-XD13 SM Third Floor Historic Features 24-03-2020

1620SPL/EMH-ECFP02 – Proposed Floor Plans
1620SPL/EMH-EC-EL01 – Proposed Elevations
1620SPL/EMH-EC-SE02 – Proposed Section
1620SPL-EMH-PD-XD02A Economiser Windows 07-05-2020
1620SPL-EMH-PD-XD03A Econ and Warehouse Doors 07-05-2020

1620SPL/EMH-WHGF3 Proposed Ground Floor
1620SPL/EMH-WHGF4 Proposed Ground Floor
1620SPL/EMH-WHFF3 Proposed First Floor
1620SPL/EMH-WHFF4 Proposed First Floor
1620SPL/EMH-WHSF2 Rev A Proposed Second Floor
1620SPL/EMH-WH-EL05 Proposed Elevation
1620SPL/EMH-WH-EL05 Proposed Elevation no2
1620SPL/EMH-WH-EL06 Rev A Proposed Elevation
1620SPL/EMH-WH-EL06 Rev A Proposed Elevation no 2
1620SPL/EMH-WH-EL07 Rev A Proposed Elevation
1620SPL/EMH-WH-EL04 Rev A Proposed Elevation
1620SPL/EMH-WH-SE01 Rev A Proposed Section AA 17-02-2020
1620SPL/EMH-WH-SE02 Proposed Section BB 17-02-2020
1620SPL-EMH-PD-XD05 WH Casement Windows 07-05-2020

1620SPL/EMH-IHT-15-16 Rev B Banbury-Ashton 
1620SPL/EMH-IHT-24-25 Rev B Read-Ashton
1620SPL/EMH-IHT-32 Rev B Banbury 
1620SPL/EMH-IHT-38 Rev B Read
1620SPL/EMH-IHT-17-21 Rev B Fosters
1620SPL/EMH-IHT21 Rev B Fosters
1620SPL/EMH-IHT-33-37-LGF Rev C New Mill Floor Plans
1620SPL/EMH-IHT-33-37-UGF Rev C New Mill Floor Plans
1620SPL/EMH-IHT-33-37-FFSF Rev C New Mill Floor Plans
1620SPL/EMH-IHT-33-37-EL01 Rev C New Mill Elevation
1620SPL/EMH-IHT-33-37-EL02 Rev C New Mill Elevations
1620SPL/EMH-IHT-16.23 Rev B Royd
1620SPL/EMH-IHT-26 Rev B Royd
1620SPL/EMH-IHT-27-29-FP Rev B Elliot Floorplans
1620SPL/EMH-IHT-27-29-EL Rev B Elliot Elevations
1620SPL/EMH-IHT-30-31-FP Rev B Elliot Floorplans
1620SPL/EMH-IHT-30-31-EL Rev B Elliot Elevations
1620SPL/EMH-IHT-22 Rev B Read
1620SPL/EMH-IHT-GA-01 Rev B Single Garage
1620SPL/EMH-IHT-BS-01 Rev B Bin Stores

1620SPL-EMH-SKP-01 Rev E– Sections and Street Scenes Key 20-04-2020
1620SPL-EMH-SE-01D Proposed Sections 10-03-2020
1620SPL-EMH-SS-01E Street Scenes 20-04-2020
1620SPL-EMH-SS-02D Street Scenes 10-03-2020
1620SPL-EMH-SS-03D Street Scenes 10-03-2020

1620SPL/EMH-BHGF2 Rev A Proposed LG Floor
1620SPL/EMH-BHGF1 Rev A Proposed Ground Floor
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1620SPL/EMH-BHFF Rev A Proposed Upper Floor
1620SPL/EMH-BH-EL03 Sectional Elevation AA
1620SPL/EMH-BH-EL03 Rev A Sectional Elevation CC
1620SPL/EMH-BH-EL04 Sectional Elevation BB
1620SPL/EMH-BH-EL05 Rev A Sectional Elevation

GL0999 11 Landscape Strategy Plan 21-08-2019
GL0999 Landscape Management Plan 21-08-2019
GL0999 01D Detailed Landscape Proposals 17-01-2020

TA DTPC J1052 Mill access fig 1
TA DTPC J1052 Mill access fig 2
TA DTPC J1052 Mill access fig 3
TA DTPC J1052 Mill access fig 4
Framework Travel Plan J1052 16-10-2019

Hydraulic Model and Report Reference 1871.CR.02.PO9- dated 18/06/2020
Flood Risk Assessment Reference 18171.CR.02.P09 (Indicated on document 
control sheet)- dated 18/06/2020
Flood Risk Technical Note Reference 18171.CR.05.P01- dated 07.07.2020
18171-PWA-00-XX-DR-C-1000-P01 (Private Drainage Layout)
18171-PWA-00-XX-DR-C-1001-P05 (Proposed Drainage Layout)
18171-PWA-00-XX-DR-C-2000-P11 (External Works) 17-02-2020
18171-PWA-00-XX-DR-C-5000-P01 (S104 Proposed Drainage Layout)
18171-PWA-00-XX-DR-C-5001-P01 (Proposed Catchment Areas)
18171-PWA-00-XX-DR-C-5003-P01 (FLOOD ROUTING PLAN) 12-11-2019
18171-PWA-00-XX-DR-C-5004-P01 (S185 Drainage Layout)
18171-PWA-00-XX-DR-C-5005-P01 (Watercourse Diversion)
18171-PWA-00-XX-DR-C-5006-P01 (Abandonment Plan)
Drainage Maintenance Strategy 18171-CR-03-P01 04-03-2020

Reason: For the avoidance of doubt as to the terms under which this planning 
permission has been granted.

4. 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.

5. Foul and Surface Water Drainage

The foul and surface water drainage schemes shall be constructed in accordance with 
Drawing Numbers:  18171 PWA 00 XX DR C 1003-P05 and 18171 PWA 00 XX DR C 
1002 P01. The maximum surface water discharge rate, off-site, shall not exceed 95.2 
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litres per second. The scheme so approved shall thereafter be implemented in 
accordance with the approved details.

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.

6. Drainage Maintenance and Management Plan

The drainage infrastructure serving the development shall be maintained in accordance 
with Maintenance Strategy for Proposed Residential Development, Ebor Lane, Ebor 
Mills, Howarth, Doc Ref. 18171/CR/03, dated Feb 2020.

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.

7. Drainage Maintenance Plan: Further Details

The development shall not be brought into use until a maintenance plan has been 
submitted to and approved in writing by the local planning authority detailing 
appropriate routine and post flood event inspections and maintenance regimes for 
the baffles, weir, bridge, mill race caps/infill and wall.

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.

8. Flood Warning and Evacuation Plan (LLFA)

The development shall not be brought into use until an emergency access and egress 
plan has been submitted to and approved in writing by the Lead Local Flood Authority. 
The approved Plan shall be implemented and maintained for the life-time of the 
development.

Reason: In the interests of the amenity of future occupiers and for the effective 
management of flood risk in accordance with Policies DS5, EN7 and EN8 of the Core 
Strategy Development Plan Document.

9. No basement Development of the Spinning Mill

There shall be no development in the basement of the Spinning Mill at any time.

Reason: To ensure the effective management of flood risk an accordance with policies 
DS5, EN7 and EN8 of the Core Strategy.

10.Flood Wall: Details

The development shall not be brought into use until details of the new flood wall to 
be provided between Ebor Lane Bridge and the Spinning Mill have been submitted 
to and approved in writing by the Local Planning Authority and the flood wall has 
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been constructed in accordance with the approved details. The new flood wall shall 
then be retained for the lifetime of the development.

Reason: In order to ensure the effective management of flood risk and to ensure an 
appropriate appearance in relation to the grade II listed Spinning Mill and Ebor Lane 
Bridge in accordance with policies EN3, EN7 and EN8 of the Core Strategy 
Development Plan Document.

11. Proposed Fillets / Flow Deflectors: Details

The development shall not be occupied until finalised details of the design and 
appearance of the proposed fillets/ flow detectors have been submitted to and in 
writing by the Local Planning Authority and the fillets/ flow detectors have been 
installed in accordance with approved details.

Reason: To ensure that any forces associated with the river under extreme flood 
conditions are not directed against the wall of the Spinning Mill building and to ensure 
an acceptable appearance in relation to nearby heritage assets. In accordance with the 
requirements of policies EN3, EN7 and EN8 of the Core Strategy Development Plan 
Document.

12. Mill Race: Details

The development shall not be brought into use until details of the treatment of the mill 
race to ensure that it remains in a non-operational state are submitted to and approved 
in writing by the local planning authority and the works are carried out in accordance 
with the approved details.

Reason: In order to ensure the effective management of flood risk and to ensure an 
appropriate appearance in relation to the grade II listed mill complex and its associated 
infrastructure in accordance with policies EN3, EN7 and EN8 of the Core Strategy 
Development Plan Document.

13. Finished Floor Levels

Finished Floor Levels are to be set no lower than the levels indicated in section 6.2 of 
the FRA and 4.2 of the Technical Note, these are:
 

o Spinning Mill plots 1 -6 Ground floor FFL 163.000mAODSpinning Mill 
plots 1 -6 First Floor FFL 166.000mAOD

o Mill House FFL 161.350mAOD
o Plot 7 FFL 161.700mAOD
o Plots 8 to 14 FFL 161.800mAOD
o Plots 15 to 21 FFL 160.250mAOD
o Plot 22 FFL 161.425mAOD
o Plot 23 FFL 161.875mAOD
o Plot 24 FFL 161.700mAOD
o Plot 25 FFL 162.600mAOD
o Plot 26 FFL 165.025mAOD
o Plots 27 to 29 FFL 165.100mAOD
o Plot 30 FFL 166.150mAOD
o Plot 31 FFL 166.600mAOD
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o Plot 32 FFL 166.325mAOD
o Plots 33 and 34 FFL 165.425mAOD
o Plots 35 to 37 FFL 164.300mAOD
o Plot 38 FFL 163.900mAOD

Reason: In order to ensure the effective management of flood risk and accordance with 
policies EN3, EN7 and EN8 of the Core Strategy Development Plan Document.

14. Site Investigation Implementation
Prior to construction of the development a completed additional Phase 2 site 
investigation and risk assessment must be completed in accordance with the 
recommendations contained within the approved Phase 2 Geo-Environmental 
Assessment by PWA Geo‐Environmental Ltd.  A written report, including a remedial 
options appraisal scheme, shall be submitted to and approved in writing by the Local 
Planning Authority.

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

15. 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. The strategy 
shall be implemented as approved.
     
Reason:   To ensure that the site is remediated appropriately for its intended use and to 
comply with policy EN8 of the Local Plan for Bradford.

16. Remediation Verification

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.

17. 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. 
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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. 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.

19. Domestic Electric Vehicle Charging Points

Before the date of first occupation each household on the development shall be 
provided with access to EV charging facilities in accordance with plan reference 
1620SPL-EMH-EVC01 REV C. The charging points to be provided for individual units 
with dedicated parking shall have a minimum output of 16A/3.5kW and the shared 
points shall have a minimum output of 32A/7.2kW. Thereafter the charging points shall 
be retained in accordance with the approved details.

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 
council’s Low Emission Strategy, policy EN8 of the Bradford Local Plan and National 
Planning Policy Framework (NPPF).

20. Construction Method Statement

The construction of the development shall be carried out for the entirety of the 
construction period in accordance with the approved Construction Method Statement 
14-10-2019 and Management of Construction Dust 14-11-2019.

Reason: To protect the amenity and health of surrounding residents in line with the 
Council’s Low Emission Strategy, policy EN8 of the Bradford Local Plan and National 
Planning Policy Framework (NPPF).

21. Access, Parking and Manoeuvring

Prior to the occupation of any dwellings the approved vehicle access, parking, 
manoeuvring and turning areas shall have been constructed in accordance with 
the approved layout reference 1620SPL-EMH-SL01 Rev V Site Layout 20-04-2020 
to a constructional specification approved in writing by the Local Planning 
Authority. Once created these areas shall always be maintained clear of any 
obstruction and retained for their intended purpose.

Reason: In the interests of amenity and highway safety, and in accordance with 
Policies TR2, DS4 and EN7 of the Core Strategy Development Plan Document and the 
National Planning Policy Framework.

22. Landscaping Scheme Implementation
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In the first planting season following the substantial completion of the development the 
landscaping proposals shall be implemented at the site in accordance with details 
shown on approved drawing reference GL0999 01D Detailed Landscape Proposals 17-
01-2020

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.

23. Landscape Maintenance

The management and maintenance of all on site public open spaces shall be carried 
out in accordance with the Landscape Management Plan by Golby Luck, Reference 
GL0999 dated August 2019.

Reason: To ensure effective future maintenance of the landscaped areas in the 
interests of visual amenity and to accord with Policies DS2, DS3 and DS5 of the 
Local Plan Core Strategy.

24. Protection of Wildlife and Habitat During Construction

The proposed development including demolition and vegetation clearance shall be 
carried out in accordance with the recommendations of Chapter 2: Measures to Protect 
Wildlife and Habitat During Construction of the submitted Biodiversity Enhancement 
and Habitat Management Plan reference PC18051/be-/v1 dated 12.08.2019.

Reason: To ensure that adequate measures are taken to protect wildlife and habitats in 
accordance with policy EN2 of the Core Strategy.

25. Biodiversity Enhancement Measures

Prior to the occupation of the 35th dwelling, the ecological mitigation measures detailed 
within section 3 of the Biodiversity Enhancement & Habitat Management Plan dated 
12.08.2019 2019 shall be implemented and completed. The enhancement measures 
shall be retained thereafter.

Reason: To ensure that adequate measures are taken to protect wildlife and habitats in 
accordance with policy EN2 of the Core Strategy.

26. Lighting scheme Details 

Details of the location, height, design, and luminance of any external lighting (which 
shall be designed to minimise light spillage on Bridgehouse Beck and its associated 
woodland and the woodland beyond the north boundary of the site) shall be submitted 
to and approved in writing by the Local Planning Authority before any external lighting 
is used on site. 
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Reason: To ensure that adequate measures are taken to protect wildlife and habitats in 
accordance with policy EN2 of the Core Strategy.

27. Bat Roost Mitigation
Before the bat roosts identified in the Bat Activity and Hibernation Surveys report 
reference PC18051/Bat /1.2 are impacted 1FF Schwegler Bat Boxes with built-in 
wooden rear panels, or bat boxes of an equivalent specification, shall be provided in 
the locations identified within Appendix D- Locations of Bat Mitigation, of the submitted 
report. The mitigation measures shall be retained thereafter.

Reason: To ensure that adequate measures are taken to protect wildlife and habitats in 
accordance with policy EN2 of the Core Strategy.

28. Materials 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, DS3 and EN3 of the Core Strategy Development Plan 
Document.

29. Hard Landscaping: Material Samples 

Prior to the commencement of any hard landscaping works samples of the materials to 
be used for the site access, driveways, parking areas and parking to domestic 
curtilages shall be submitted to and approved in writing by the Local Planning Authority. 

Reason: In the interests of the character and visual amenity of the area and to accord 
with policies DS1, DS3 and EN3 of the Core Strategy.

30. Bin Storage

Prior to the occupation of each dwelling the bin storage arrangements serving the 
dwelling shall be provided in full in accordance with the approved plans. The bin 
storage facilities shall then be retained thereafter for the lifetime of the development.

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

31. Wheel Washing Facilities

Before any development commences on site, full details of arrangements for wheel 
cleaning of construction vehicles and equipment, including the location of such a facility 
in relation to the highway and arrangements for disposal of contaminated surface water 
shall be submitted to and approved in writing by the Local Planning Authority. The 
details and measures so approved shall be installed, maintained in good operational 
condition and used for wheel cleaning whilst ever construction or delivery vehicles are 
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leaving the site. Reason: To prevent mud being taken on to the public highway in the 
interests of highway safety and to accord with policies DS4 and DS5 of the Local Plan 
for Bradford.

32. Construction Management Plan.

Notwithstanding the provision of Class A, Part 4 of Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 2015, 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 contractor's means of access to the site 
including measures to deal with surface water drainage; ii) hours of delivery of 
materials; iv) location of site management offices and/or sales office; v) location of 
materials storage compounds, loading/unloading areas and areas for construction 
vehicles to turn within the site; vi) car parking areas for construction workers, sales staff 
and customers; vii) the extent of and surface treatment of all temporary road accesses 
leading to compound/storage areas and the construction depths of these accesses, 
their levels and gradients; viii) temporary warning and direction signing on the 
approaches to the site. The construction plan details as approved shall be implemented 
before the development hereby permitted 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 on the interests of 
highway safety and amenity of the surrounding environment and its occupants and to 
accord with policies TR1, TR3, DS4, and, DS5 of the Local Plan for Bradford.

33. Archaeological Watching Brief

No work shall take place in the following areas without the attendance of an 
archaeologist nominated by, or on behalf of, the Local Planning authority to observe 
and record any archaeological remains uncovered during works:

Building A- The area of Rooms AG3c- Investigation required to further determine the 
nature of power transmission from the waterwheel.

Building 1- Investigation required of the nature of power transmission to the weaving 
sheds and the nature of any surviving engine beds

Building 2- Investigation to ascertain the nature of power transmission from the third 
Engine House to the Weaving Shed.

The scheme of archaeological investigation and recording shall comprise of an 
archaeological watching brief and shall include measures whereby the developer shall 
undertake to notify the Local Planning Authority of the commencement of development 
and permit and facilitate access to the site by the nominated competent person to 
observe and record any archaeological remains uncovered during excavation work.

Reason: It is essential to facilitate an appropriate archaeological evaluation of the 
specified areas before any work commences because such work might lose, destroy or 
disturb such archaeological and heritage evidence. To accord with Policy EN3 of the 
Core Strategy Development Plan Document.
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34. Footpath Link: Details

Before work commences on the public footpath link illustrated on drawing reference 
1620SPL-EMH-SL01 Rev V Site Layout dated 20-04-2020 full details of its width, 
surface treatment and signage shall be submitted to and approved in writing by the 
Local Planning Authority.

The footpath shall then be constructed in accordance with the approved details and 
retained as such.

Reason: To ensure that a satisfactory footpath link is provided and to accord with 
policies DS1, DS4 and TR3 of the Core Strategy.

Footnotes

1.Coal Authority Advisory

 The proposed development lies within a coal mining area which may contain 
unrecorded mining related hazards.  If any coal mining feature is encountered during 
development, this should be reported immediately to The Coal Authority on 0345 762 
6848.
 
Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority

2. Rights of Way: Footpath Diversion

The developer's attention is drawn to the fact that a Public Path Order must be 
obtained if the route of public footpath 157 is to be closed or altered. The proposed new 
route is welcomed and it is suggested that the existing footpath line is retained as well 
as providing the new route in order to avoid the need to obtain a legal order.

Details of the procedures and the fees payable in relation to Public Path Order's may 
be discussed with the Countryside and Rights of Way Section on 01274 432666 or 
rightsofway@bradford.gov.uk  

2. Rights of Way: Standard Requirements

The developer is alerted of the need to adhere to the following standard requirements 
during the period of any works on site.

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

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

http://www.gov.uk/government/organisations/the-coal-authority
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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 works alongside the public right of way present a danger to path users the affected 
section should be fenced off with safety netting.

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

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

3. Bat Awareness

All species of bat and their roosts are protected under the Wildlife and Countryside Act 
1981 and The Conservation of Habitats and Species Regulations 2010. The applicant 
and contractors should be aware that all bats and any structures used by them are 
protected by law, and that works likely to disturb bats or their resting places (even if 
undertaken at a time of year when the bats are absent) require a licence from Natural 
England. Should a bat be encountered during development, work should cease 
immediately and advice should be sought from Natural England (tel. Batline 0345 1300 
228). Bats should preferably not be handled (and not without gloves) but should be left 
in place, gently covered, until advice is obtained. Particular care and vigilance should 
be taken when roof tiles or slates are removed (remove by hand and check underside 
for bats before stacking, particularly the ones over the gable ends and ridge tiles.) 
Fascias, barge boards and external cladding may also provide roost opportunities for 
bats and should be disturbed with care. As a further precaution, undertaking roof work 
during the months of March to May, or September to November will avoid the main 
hibernation and breeding seasons when bats are most sensitive to disturbance.

4.Breeding Bird Awareness

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. Therefore, no vegetation should be removed and no buildings likely to house 
nests should be demolished during the bird nesting season. This is weather dependant 
but generally extends from 1st March to 31st August (inclusive). If this is not possible, a 
qualified ecologist should check the areas concerned immediately prior to vegetation 
removal or demolition to ensure that no nesting or nest-building birds are present. If any 
nesting or nest-building birds are present, no vegetation should be removed and the 
buildings not demolished until the fledglings have left the nest.

5. Environment Agency Permit Bridgehouse Beck

The Environmental Permitting (England and Wales) Regulations 2016 require a permit 
to be obtained for any activities which will take place:
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o on or within 8 metres of a main river (16 metres if tidal)
o on or within 8 metres of a flood defence structure or culvert (16 metres if tidal)
o on or within 16 metres of a sea defence
o involving quarrying or excavation within 16 metres of any main river, flood 
defence (including a remote defence) or culvert
o in a floodplain more than 8 metres from the river bank, culvert or flood defence 
structure (16 metres if it's a tidal main river) and you don't already have planning 
permission.

For main rivers such as Bridgehouse Beck (adjacent to the site), an 8 metre easement 
strip along the length of the riverbank to be kept clear of permanent structures such as 
buildings is usually required. This is to maintain access to the riverbank for any 
improvements or maintenance.
 
For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits or contact our National Customer Contact Centre on 03702 422 
549. It should not be assumed that a permit will automatically be forthcoming once 
planning permission has been granted, and the application should consult the 
Environment Agency at the earliest opportunity.

Reason for Granting Listed Building Consent

After taking into account the intrinsic value of the heritage asset, the very significant 
weight which should be given to the conservation of the heritage assets and the 
substantial benefits which it is considered that the development would provide, it is 
concluded that the proposal is acceptable in heritage terms and consistent with the 
principles set out in Section 16 of the NPPF and policy EN3(C,D,E) of the Core 
Strategy, whilst sitting in partial conflict with policy EN3(C) with regard to conserving the 
setting of listed buildings.

Conditions of Listed Building Consent
 
1.Time Limit 3 Years 

The works 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 18 of the Planning (Listed 
Buildings Conservation Areas) Act 1990 (as amended).

2. Window and Door Details: In Accordance with Approved Plans

All new doors and windows to be installed in the grade II listed mill complex shall be 
installed in accordance with the following drawing references:  

1620SPL-EMH-PD-XD01A SM Casement Windows 07-05-2020
1620SPL-EMH-PD-XD04A SM External Doors 07-05-2020
1620SPL-EMH-PD-XD02A Economiser Windows 07-05-2020
1620SPL-EMH-PD-XD03A Econ and Warehouse Doors 07-05-2020
1620SPL-EMH-PD-XD05 WH Casement Windows 07-05-2020
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Reason: To ensure that the replacement windows and doors are appropriate to the 
character of the building, in the interests of visual amenity and to accord with Policy 
EN3 of the Core Strategy Development Plan Document.

3. Window Inset (all)

The frames to all new windows hereby permitted shall be recessed into the reveals by a 
minimum of 120 millimetres and shall be retained as such thereafter.

Reason: In the interests of visual amenity and the character of the heritage asset and to 
accord with policies EN3, DS1 and DS3 of the Core Strategy Development Plan 
Document.

4. Rainwater goods and Ventilation: Details

Prior to their installation, details of the materials, sectional profile and colour of all new 
gutters, rainwater downpipes, vents or flues and any other external plumbing shall be 
submitted to and approved in writing by the Local Planning Authority. These items shall 
then only be installed in accordance with the approved details and these shall be 
retained thereafter.

Reason: In the interests of visual amenity and the character of the heritage asset and to 
accord with Policies EN3, DS1 and DS3 of the Core Strategy Development Plan 
Document.

5. Masonry and Pointing Sample

Before any external works are undertaken to the grade II listed mill buildings a sample 
panel of the masonry and pointing shall be made available for inspection and approved 
in writing by the local planning authority. The sample shall then be approved in writing 
by the Local Planning Authority and the development constructed in accordance with 
the approved details.

Reason: In the interests of the character and visual amenity of the area and to accord 
with policies DS1, DS3 and EN3 of the Core Strategy.

6. Hard Surfacing Samples

Prior to the commencement of any hard landscaping works samples of the materials to 
be used for the site access, driveways, parking areas and parking to domestic 
curtilages shall be submitted to and approved in writing by the Local Planning Authority.

Reason: In the interests of the character and visual amenity of the area and to accord 
with policies DS1, DS3 and EN3 of the Core Strategy.

7. Metal Railings: Details

Prior to their installation details of all metal railings shall be submitted to and approved 
in writing by the Local Planning Authority. The development shall thereafter be carried 
out in accordance with the approved details and so retained.
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Reason: In the interests of the character and visual amenity of the area and to accord 
with policy DS1, DS3 and EN3 of the Core Strategy.

8. Wheel Pit Treatment

Before any works are undertaken to the wheel pit details of how it will be capped and 
retained shall be submitted to and approved in writing by the local planning authority. 
The development shall then be carried out in accordance with the approved details.

Reason: In the interests of preserving the historic value of the heritage asset and to 
accord with policy EN3 of the Core Strategy Development Plan Document.

9. Boiler House Demolition and Construction Method Statement

Before any works are undertaken to the boiler house a method statement for its 
demolition and reconstruction shall be submitted to and approved in writing by the local 
planning authority. The development shall then be carried out in accordance with the 
approved details.

Reason: In the interests of preserving the historic value of the heritage asset and to 
accord with policy EN3 of the Core Strategy Development Plan Document.


