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1. SUMMARY
The proposal site is part of a larger development site being already partly developed 
under planning permission 15/07479/MAF, 18/00198/VOC and 18/03180/VOC. This 
application relates to part of the original listed mill building fronting Bridgehouse Lane. 
This application has been submitted as it is no longer proposed to carry out the full 
residential conversion of the entire listed Bridgehouse Mills. The remaining and adjoining 
commercial building (Wyedean Weaving) is no longer part of the current housing scheme 
for this site and this revised scheme includes provision of HGV service access to this 
building as well as revised details for residents sitting out and parking.

The application is recommended for approval subject to conditions listed in the report.

2. BACKGROUND
As stated above there is extant consent for conversion of the entire Bridgehouse Mills 
listed building into residential accommodation. This application seeks a change to the 
previous scheme by separating conversion of the building owned by the applicants 
(Skipton Properties) from the adjacent Wyedean Weaving premises. The scheme would 
provide a separate service access to these premises and revised sitting out and residents 
parking provision. The larger site comprising land to the south includes new build housing, 
an open recreational area/flood mitigation area and other commercial premises all 
developed by earlier consents (details below). 

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

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

5. RISK MANAGEMENT AND GOVERNANCE ISSUES
No implications.

6. LEGAL APPRAISAL
The determination of the application is within the Council’s powers as Local Planning 
Authority.

7. OTHER IMPLICATIONS

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

7.2 SUSTAINABILITY IMPLICATIONS
It is not considered there are any adverse implications on sustainability.
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7.3     GREENHOUSE GAS EMISSIONS IMPACTS
New development invariably results in the release of greenhouse gases associated
with construction operations and the activities of the future users of the site.
Consideration should be given as to the likely traffic levels associated with development. 
Consideration should also be given as to whether the location of the proposed 
development is such that sustainable modes of travel would be best facilitated and future 
greenhouse gas emissions associated with the activities of building users minimised. 
Electric vehicle charging points would be provided within the proposed development.

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

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

7.6 TRADE UNION
None

7.7 WARD IMPLICATIONS
None

7.8     AREA COMMITTEE ACTION PLAN IMPLICATIONS
None

7.9 IMPLICATIONS FOR CORPORATE PARENTING
None

7.10 ISSUES ARISING FROM PRIVACY IMPACT ASSESMENT
None

8. NOT FOR PUBLICATION DOCUMENTS
None

9. OPTIONS
The Committee can approve the application as per the recommendation in Appendix 1, or 
refuse the application.

If the Committee decides that the application should be refused, the reason(s) for refusal 
would have to be given, based upon development plan policies or other material planning 
considerations.

10. RECOMMENDATION
This application is recommended for approval subject to conditions contained within the 
report.

11. APPENDICES
Appendix 1 Technical report.
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12. BACKGROUND DOCUMENTS
National Planning Policy Framework 2019
Adopted Core Strategy 2017
Homes and Neighbourhoods SPD 2020
RUDP 2005
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20/00137/MAF

Bridgehouse Mill
River View
Haworth
Keighley      BD22 8SB
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Ward: Worth Valley (09)

Recommendation: To Grant Planning Permission subject to conditions as listed in this 
report.

Application Number: 20/00137/MAF

Proposal:
Conversion of former industrial mill to develop 23 residential apartments and associated 
car parking and open space.

Address:
Bridgehouse Mills, Bridgehouse Lane, Haworth, Keighley, BD22 8PA

Applicant:
Mrs Dawn Cooper (Skipton Properties LTD)

Agent:
J O Steel Consulting

Site Description:
The proposal site is part of a larger development site being already partly developed 
under planning permission 15/07479/MAF, 18/00198/VOC and 18/03180/VOC. This 
application relates to part of the original listed mill building fronting Bridgehouse Lane. 
This mill building is the structure to the left-hand side of the main mill building when 
viewed from the main entrance to the site. The mill building is “L-shaped” and includes an 
archway under which traffic (both residential and commercial) passes to gain access to 
the remainder of the Bridgehouse Mills site, including new housing and commercial 
businesses.

This building was substantially affected by a major fire in March 2001. The consequences 
of the fire were that a floor was removed and a new roof added. Insurance works carried 
out at the time were limited to repairs resulting in the ability for limited use (mainly storage 
of timber). Some works were carried out to replace floors but the impacts of the fire were 
to create a weakened structure with missing flooring and limited access. 

When the current Bridgehouse Mills site residential and commercial project (which also 
included conversion of this building into residential purposes) was started this heritage 
building was acknowledged as being at risk and as part of the previous consent for 
conversion to residential limited demolition of a stair tower to the south side was permitted 
as this was acknowledged as being beyond practical repair.

The present condition of this building is as follows (following part implementation of a 
previous planning consent and listed building consent):

1. The missing upper floors have been reinstated to recreate the original form and 
appearance of this key listed building in the Bridgehouse Mills complex.

2. A new roof has been added which unlike the roof added after the fire is finished in 
appropriate natural slate.
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3. The archway linking this building to the neighbouring building (which allows traffic 
to the south of the site where there are new houses and employment uses) has 
been repaired and in certain sections re-built using stone quoin details).

4. An original “tower” feature lost as a consequence of the fire has been recreated on 
the main roof of this building using original saved images.

All of the above work was covered by the original and subsequent planning consents 
listed below and the work has been carefully managed under the terms and control of 
listed building consent and conditions limiting the use of materials and details of new 
windows, fire escapes and details such as rainwater goods.

The previous listed building consent deals with the external appearance of this building 
and as no changes are proposed in relation to the previously consented details no 
separate LBC application is required.

Relevant Site History:
Application Ref. Description Decision
91/03357/COU Change office use of mills electrical room 

to private hire taxi office 
Granted 05.02.1992

01/01862/FUL Restoration of property after fire damage Granted 26.07.2001
01/01863/LBC Restoration of property after fire damage Granted 26.07.2001
01/02088/FUL Creation of car park Granted 15.10.2001
01/02402/FUL Landfill and remodelling of existing earth 

banking
Granted 22.02.2002

07/07208/CAC Demolition of industrial sheds to provide for 
redevelopment of site

Granted 08.10.2007

08/03641/CAC Demolition of single storey industrial 
building to provide for re-development of 
the site

Granted 26.08.2008

11/02904/FUL Change of Use of office/store to taxi office
12/01233/MAF Construction of building for employment 

use -B2- with ancillary office space, access 
road, service yard, parking and 
landscaping, amendment to design 
approved by 11/03393/MAF to incorporate 
solar panels

Granted 01.05.2012

12/03342/LBC Demolition of listed building/office/store Granted 12.10.2012
15/07479/MAF/ 
15/07481/LBC

Mixed Use Development Comprising: 
Change of use, alteration, conversion, 
extension and partial demolition of existing 
mill buildings to develop 45 retirement 
living apartments; construction of 77 new 
dwellings including associated access; 
construction of an extension to the existing 
industrial building accommodating Airedale 
Springs; construction of a new factory for 
Wyedean Weaving; provision of junction 
improvement works, landscaping works, 
flood water storage works, parking and 
links to public footpaths

Granted 25.04.2017
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18/00198/VOC 

18/03180/VOC

19/03719/VOC

Variation of condition 1A (plans schedule) 
of planning permission 15/07479/MAF to 
substitute revised location and site plans, 
revisions to the eastern block and the 
approved extension, revisions to the siting 
and design of the new factory, a change of 
house type for plots 23, 47, 49, 50, 51, 52 
and 57, and amendments to the features to 
be provided within the flood mitigation 
areas

Variation of condition to add a garden room 
to plots 43, 44, 45 and 46. Application 
Reference Number: 18/00198/VOC Date of 
Decision: 16/05/2018. Original application 
15/07479/MAF: Mixed Use Development 
Comprising: Change of use, alteration, 
conversion, extension and partial 
demolition of existing mill buildings to 
develop 45 retirement living apartments; 
construction of 77 new dwellings including 
associated access; construction of an 
extension to the existing industrial building 
accommodating Airedale Springs; 
construction of a new factory for Wyedean 
Weaving; provision of junction 
improvement works, landscaping works, 
flood water storage works, parking and 
links to public footpaths

 Removal of condition 41 (occupation of 
apartments) of planning permission 
18/00198/VOC

Granted 16.05.2018

Granted 08.11.2018

Withdrawn 
06.12.2019

Replacement Unitary Development Plan (RUDP):
Allocation

 The site is within the Haworth Conservation Area.

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

The Core Strategy for Bradford Policies 

Presumption in Favour of Sustainable Development
P1 Presumption in Favour of Sustainable Development

Strategic Core Policies
SC1 Overall Approach and Key Spatial Priorities
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SC2 Climate Change and Resource Use
SC3 Working together to make Great Places
SC4 Hierarchy of Settlements - Haworth: 400 new residential units
SC5 Location of Development
SC6 Green Infrastructure
SC9 Making Great Places

Transport
TR1 Travel Reduction and Modal Shift
TR2 Parking Policy
TR3 Public Transport, Cycling and Walking
TR5 Improving Connectivity and Accessibility

Housing
HO3 Distribution of Housing Requirement
HO4 Phasing and Release of Housing Sites
HO5 Density of Housing Schemes
HO6 Maximising use of Previously Developed Land
HO8 Housing Mix
HO9 Housing Quality
HO11 Affordable Housing

Environment
EN1: Protection and improvements in provision of
Open Space and Recreation Facilities
EN3 Historic Environment
EN4 Landscape
EN7 Flood Risk
EN8 Environmental Protection Policy: Air Quality, Land Contamination and Nuisance

Design
DS1 Achieving Good Design
DS2 Working with the Landscape
DS3 Urban character
DS4 Streets and Movement
DS5 Safe and Inclusive Places

Implementation and Delivery Policies
ID2 Viability
ID3 Developer Contributions
ID4 Working with Partners
ID5 Facilitating Delivery

The National Planning Policy Framework 2019 (NPPF):
The National Planning Policy Framework is 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;
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iii) Planning for places (an environmental role) - by protecting and enhancing the 
natural, built and historic environment, adapting to climate change including moving 
to a low-carbon economy.

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

Paragraph 91 (NPPF): new residential developments should create healthy, inclusive and 
safe places to live.

Paragraph 124 of the NPPF (2019) states the creation of high quality buildings and places 
is fundamental to what the planning and development process should achieve. Good 
design is a key aspect of sustainable development, creates better places in which to live 
and work and helps make development acceptable to communities. Being clear about 
design expectations, and how these will be tested, is essential for achieving this. 

Paragraph 127 states: Planning policies and decisions should ensure that developments: 
a) will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development; 
b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping; 
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities); 
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, 
work and visit; 
e) optimise the potential of the site to accommodate and sustain an appropriate amount 
and mix of development (including green and other public space) and support local 
facilities and transport networks; and 
 f) create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users and where crime 
and disorder, and the fear of crime, do not undermine the quality of life or community 
cohesion and resilience.

Paragraph 122 (NPPF): developments should create appropriate densities.

The NPPF (2019) also provides clear policy guidance of flood risk matters: 

(Paragraph 155): Inappropriate development in areas at risk of flooding should be avoided 
by directing development away from areas at highest risk (whether existing or future).

(Paragraph 163): 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: a) 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; b) the development is appropriately 
flood resistant and resilient; c) it incorporates sustainable drainage systems, unless there 
is clear evidence that this would be inappropriate; d) any residual risk can be safely 
managed; and e) safe access and escape routes are included where appropriate, as part 
of an agreed emergency plan.
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Advice is also included in the NPPF 2019 in relation to conserving and enhancing the 
historic environment. The following is also of particular relevance:

(Paragraph 192): In determining applications, local planning authorities should take 
account of: a) the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; b) the positive 
contribution that conservation of heritage assets can make to sustainable communities 
including their economic vitality; and c) the desirability of new development making a 
positive contribution to local character and distinctiveness.

(Paragraph 193): When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s 
conservation (and the more important the asset, the greater the weight should be). This is 
irrespective of whether any potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance.

(Paragraph 195): Where a proposed development will lead to substantial harm to (or total 
loss of significance of) a designated heritage asset, local planning authorities should 
refuse consent, unless it can be demonstrated that the substantial harm or total loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss, or all of 
the following apply: a) the nature of the heritage asset prevents all reasonable uses of the 
site; and b) no viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation; and c) conservation by 
grant-funding or some form of not for profit, charitable or public ownership is demonstrably 
not possible; and d) the harm or loss is outweighed by the benefit of bringing the site back 
into use. 

(Paragraph 196): Where a development proposal will lead to less than substantial harm to 
the significance of a designated heritage asset, this harm should be weighed against the 
public benefits of the proposal including, where appropriate, securing its optimum viable 
use.

Paragraph 175 (NPPF): consideration of impacts of new development on habitats and 
biodiversity.

Paragraph 178 (NPPF): consideration of ground conditions and pollution prevention.

Paragraph 180 (NPPF): new residential development should be appropriate for its location 
including impacts of noise, pollution and living conditions.

Homes and Neighbourhoods - A Guide to Designing in Bradford (adopted by the 
Council as a Supplementary Planning Document (SPD) on 4 February 2020).

The following polices in particular apply to this proposed development:

 Housing mix
 Provision of open space within developments
 Appropriate landscaping
 Play: local parks and access to the countryside
 Parking provision 
 Cycle parking
 Storage of Waste
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 Making a Home: Flats and Apartments – access and circulation, views and 
aspects, communal facilities, conversions.

 Light and ventilation
 Outdoor space
 Materials and details
 Privacy
 Energy efficiency

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 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 & Stanbury Parish Council – raises the following issues:

The Parish Council is concerned with this new application which would mean the removal 
of Condition 41 on the original application therefore we object to the new application for 
the following reasons :-

1.The Parish Council objected to the original planning application due the use of the 
Green Belt for the development the reason for the use given by Skipton Properties was 
that unless the Green Belt land was available it would be uneconomical to develop the 
main Mill building which is listed. The Parish Council requested that the proposed 45 
apartments in the Mill Building would be occupied by persons over 55 years of age, this 
was agreed by all parties and made a condition in granting the planning application. 
During the early stage of the main application the Parish Council was refused pre planning 
documents stating they were confidential due to on-going discussions. When we finally 
were allowed to view them we were told by Bradford Planning that Skipton owned the 
whole site, this now appears not to be correct. The Parish Council is concerned that the 
Wyedean section of the Mill is no longer being developed and as a result this new 
application has been made which will override Condition 41.

2.The new application changes the whole demographic of the development . Instead of 
two factories operating from this development there will now be three which we presume 
will increase the numbers of movements of light and heavy vehicles onto the development 
each day. This leads on to our concern regarding the proposed parking issues behind 
Wyedean. The drawings show the majority of the parking places situated behind the 
Wyedean factory, in the same area is the service area for factory. We are aware Wyedean 
has large articulated lorries delivering on a daily basis. The Parish Council believe parking 
restrictions will be required including a segregated area marked out to prevent 
unauthorised parking preventing access and deliveries The Parish Council would ask 
Bradford Planning if Highways are aware of the potential issues over highway safety at the 
rear of the premises.
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3.It is clear to the Parish Council that there will also be issues with noise from Wyedean 
factory which will abut the new apartments. From the objection letter from Wyedean they 
state weaving machines will often run through the night therefore could disturb any new 
residents of the apartments. Bradford Environmental Health Department is likely to receive 
calls regarding noise disturbance but it would clearly be unfair if any action was taken as 
the factory was there first. It is up to the developer to solve this issue before selling any of 
the properties.

4.Our final objection regarding this application is that the change of occupancy will mean 
the properties will be available to all potential users, it is likely that many of them will be 
bought as an investment, buy to let this will result in a high turnover of occupation which 
often results in anti-social behaviour. 

Publicity and Number of Representations: 
The application has been fully advertised with press notices, site notices and letters sent 
to nearest neighbours. 

Summary of Representations Received: 

Representations have been received from Wyedean (who are located in the 
adjoining mill building):

1. Highway Matters 
 A number of concerns have been identified relating to the proposed service yard 

access, servicing arrangements and highway/pedestrian safety. Further information 
and amendments to the layout are required in order to safely and efficiently 
accommodate the operational requirements of Wyedean Weaving. 

 Wyedean Weaving accommodates deliveries and collections by large heavy goods 
vehicles on a daily basis. On average approximately 5 deliveries/collections take 
place each day. Service vehicles range in size between vans, 10/12m rigid vehicles 
and 16.5m max legal articulated vehicles. 

 Examples of the type and size of vehicles serving Wyedean Weaving are illustrated 
within images submitted.

 The proposed Site plan (Watson Batty Architects drawing EX10 rev R dated 
08/10/2019) proposes to share the industrial service yard with the adjacent 
residential car park. No segregation is provided between the two uses and 
therefore industrial heavy goods vehicles will be required to turn, load, unload and 
reverse within the residential car park in order to serve Wyedean Weaving or 
indeed and importantly any subsequent industrial occupier of the unit. 

 In addition, a formal segregated access has not been provided to the service yard. 
Access to the service area is required to be gained via a circa 30m length of 
dropped kerbs over which heavy goods vehicles will be required to cross a 
pedestrian footway. All pedestrians are required to enter/exit the development 
along this route, which is well used. No guidance, signage or delineation is 
provided to warn or guide either users of the footway or delivery drivers. 

 A vehicle specification has not been provided. Unfortunately, the applicants failed 
to even discuss the fundamentals of highways and transportation with Wyedean to 
better understand the company’s operational requirements prior to preparing and 
submitting the Transport Statement. Therefore, the vehicle dimensions are not 
known. However, this appears to be an 11m rigid refuse vehicle; 

 The swept path analysis has not been undertaken using a 16.5m articulated 
vehicle, which has more onerous turning characteristics than a smaller rigid vehicle. 
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It appears unlikely that a 16.5m articulated vehicle could access the site without 
significant encroachment of the residential car park and footway; 

 The swept path analysis shows that heavy goods vehicles will be required to drive 
over/along the main pedestrian footway when entering and exiting the service area 
in conflict with pedestrians; 

 No formal entry/exit point to the service area is provided or delineated, and access 
is provided informally via a significant length of dropped kerbs (estimated at a 
length of circa 30m). As such HGVs will be able to enter the service yard/resident’s 
car park by simply driving over the footway. Users of the footway (which is the only 
entry/exit to the development and is well used), particularly visitors or children are 
unlikely to expect or anticipate the presence of service vehicles driving over the 
footway at an unspecified location leading to potentially significant highway safety 
concerns; The continuous overrunning of the footway could lead to damage of the 
kerbs/footway surface, leading to potential trip hazards and a maintenance liability 
for the Council. Given the length of the informal access and dropped kerbs no 
street lighting columns can be provided over this circa 30m length. It should be 
demonstrated that suitable lighting can be achieved; 

 The presence of a 30m length of dropped kerbs is likely to encourage on street 
parking and prevent access to the service yard; 

 The dropped kerbs are likely to be abused by residential users of the car park, 
since this provides a more convenient route than the proposed car park access; 

 No parking restrictions are proposed along the spine road or within the car park to 
prevent parking and blocking of the service yard; 

 The swept path presented on the left-hand side of Image 2 shows a HGV reversing 
over a distance of circa 20m in order to exit the service yard, which will conflict with 
both pedestrians and vehicles within the residential car park; 

 The swept path presented on the right-hand side of Image 2 shows a HGV 
reversing along the main spine road (which is assumed will be adopted highway) in 
conflict with through traffic accessing the remainder of the Site; 

 Both options rely on HGVs turning within either a residential car park, the main 
spine road and crossing a footway in unspecified areas; and 

 Loading/unloading of large vehicles can take up to an hour and requires the use of 
lifting equipment such as fork lift trucks and manual pallet trucks, during which time 
residents will seek unrestricted access to the adjacent car parking, which will 
involve residents and families walking within, across or within close proximity to the 
service yard and reversing vehicles into and out of car parking spaces. 

 The proposed servicing/car parking/access arrangements therefore introduce 
potentially significant safety implications for both employees of Wyedean, third 
party deliveries vehicle operators and residents of the development.

Highway Summary 
The proposed service yard and associated access arrangements are unsuitable to 
accommodate the demands of Wyedean or indeed any B2 Industrial occupier and 
raise potentially significant concerns over highway safety. 
In order to safely and efficiently serve Wyedean, the following amendments are 
necessary as a minimum: 
 A segregated service yard is required: 
 Parking restrictions are required to ensure access to the service yard is not blocked 

by parked vehicles; 
 Access to the service yard should be segregated from any residential car parking 

areas; 
 The access should be formalised/delineated to warn pedestrians of the likely 

presence of turning vehicles; 
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 Access is required for 16.5m articulated vehicles; and 
 An independent Stage 1 Road safety Audit should be undertaken on the revised 

internal layout. This must be undertaken prior to the application being determined 
and should not be the subject of a condition post planning. 

2. Amenity issues. 

 Although a Noise Impact Assessment has been carried out, the Managing Director 
was present when the surveyor requested to take readings in Bridgehouse Mill. The 
acoustic consultants explained they had been taking recordings over a period of 
time from the other side of the party wall and wanted to get additional readings next 
to specific machines but only on Wyedean’s second floor and not the other 4. It was 
explained that, at the time of the readings, activity in Wyedean, and therefore noise, 
was and had been significantly lower than normal and did not reflect activity and 
noise when the company was operating at capacity. The company has been 
operating shorter periods since September 2019 and the noise readings would 
have been reflective of this. 

 Notwithstanding, the company clearly needs to maintain the ability to operate textile 
machinery to a level consistent with that when the company operates at full 
capacity and as allowed by the Factory Act and on ALL floors, not just the second 
floor, and operating at evening and night shifts should the need arise as it has in 
the past. The company cannot therefore be dictated by noise readings that do not 
reflect the full operational capacity of the business and cannot be compromised in 
any way, shape or form that would be detrimental to the running of the business 
and job retention and creation. It has to be acknowledged the premises have been 
in industrial use for in excess of 200 years and Wyedean clearly continues in that 
vein. 

 Furthermore, technology is bringing forward textile machinery which does not need 
regular attention from operatives, therein providing the ability to run through the 
night and over weekends, and is a serious consideration of the company who may 
want to adopt this technology in the future. 

 Other errors in the acoustic report which need to be considered include: - 
 The company currently operates from 07:00 to 18:00 Mon – Fri and often 

Saturdays, not as stated 0900 to 17OO Mon to Fri. There is no restriction on the 
ability to work 24 hours and this needs to be considered in the report 

 The company’s louder machines are on the second floor. However, point 3.03 
states monitoring was undertaken on the first floor 

 On the other side of the party wall on the first floor the company has product 
inspection activity (not manufacturing processes) which is relatively quiet but, in the 
future, the company may well have machinery on this floor. Any restrictions will 
place a heavy burden on the business. 

 In addition, the noise of fork lift truck movements loading / unloading and wagons 
manoeuvring, in particular articulated vehicles which will have to shunt back and 
forth many times to turn round, has not been considered by the applicant at all. 
Again, as with the highway’s comments, had the acoustic consultant taken time to 
understand the current and importantly future objectives and operational 
requirements of Wyedean, the report would be more appreciative and factual. It is 
maintained the report is flawed and should be undertaken again, with the 
assistance of Wyedean to secure accurate data and readings. 

 Having due regard to the emphasis of the National Planning Policy Framework, it is 
incumbent upon the applicants, through this application, to clearly identify and 
mitigate the amenity effects which may arise as a result of Wyedean now remaining 
in situ alongside the proposed residential use. In so doing, applicants must take 
into account both Wyedean’s current activities as well as activities which Wyedean 
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is permitted to carry out, even if they are not occurring at the time of the application. 
 It is maintained the decision maker cannot objectively recommend an approval of 

this scheme without clearer clarification on both the highways and acoustic issues 
raised in this letter of objection. 

 Circumstances have clearly changed in that Wyedean are no longer relocating, 
thus allowing the full redevelopment of Bridgehouse Mill for residential purposes. It 
is clear apartments will sit directly adjacent an industrial operator and one that has 
been in situ for nearly 60 years. This is a significant material planning consideration 
that needs to be considered now to prevent inherent conflict arising as a result of 
incorrect assumptions in technical reports that have wrongly informed the decision 
taker. 

3. Viability Appraisal and Overall Scheme Viability

 Finally, and in respect of viability, it is acknowledged a further viability assessment 
has been submitted but this has to be read in conjunction with the original viability 
assessment. A copy of the original viability assessment was requested by 
Wyedean, but that request was refused by the Council on grounds of prejudice to 
the applicant’s commercial confidentiality. An application to the Information 
Commissioner has been submitted for a review of this decision. 

 The original viability assessment underpinned the Council’s decision to accept a 
quantum of development which caused significant harm to both the green belt and 
the historic environment. The original viability assessment also justified the waiving 
of contributions towards affordable housing and education. There is a fundamental 
concern that many of the benefits presented to the authority with the original 
application as justifying significant harm to the green belt and historic environment 
are being eroded. This now includes the omission of the restoration of the 
Wyedean part of the listed mill and the removal of the restriction on the apartments 
for over 55’s. 

 The original viability assessment and its comparison to the further viability 
assessment is clearly material to this planning application. The original viability 
assessment should therefore be made publicly available alongside the further 
assessment pursuant to paragraph 57 of the NPPF. There appears to be little 
transparency on these principal issues which causes prejudice to third parties 
interested in the current application. We reserve the right to make further 
representations following receipt of the original viability assessment.

(Further response received 30/7/20):

On 7 July 2020 the Council’s Highways Development Control Team (HDCT) issued a 
consultation response which referred to our letter and stated that the applicant should be 
asked to provide further information in order to address Wyedean’s objections. Whilst the 
Council’s public access information indicates that no such further information has either 
been submitted or consulted upon, the HDCT has now issued a further response dated 23 
July 2020. This second HDCT response states that internal discussions and a ‘further 
appraisal’ of the existing plans have resulted in the 7 July recommendation changing to 
one of “no highway objection”. The HDCT response of 23 July 2020 does not in itself 
provide an adequate explanation for the change of position. Wyedean considers that the 
reasoning for the HDCT’s change of stance lacks transparency. There is a reasonable 
concern on behalf of Wyedean that the change in position has resulted from discussions 
or correspondence with the applicant which have not been the subject of further public 
consultation. If this is the case then any relevant material should be publicised for 
comment without delay. If this is not the case then the HDCT should elaborate further on 
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precisely why it considers Wyedean’s objections to have been satisfied without the need 
for such further information. 

In the meantime, Wyedean’s objections as stated in our letter of 24th June 2020 (including 
the significant issues raised in relation to the swept path analysis) remain and should be 
addressed by the applicant without delay before a decision is taken.

A Local Councillor has raised the following points:

First Response:
When I attended the original Regulatory and Appeals Committee, I raised the issue of 
development into the green belt. The committee agreed to green belt development as they 
believed it wouldn't be financially viable without it, due to the high costs of converting the 
listed building of Wyedean Weaving into flats. This application does not include this 
conversion as Wyedean Weaving is no longer included in this proposal. Therefore, the 
basis of this previous permission is now wrong. 

The cost of developing Wyedean Weaving was a further basis for no s106 education or 
recreation funding to the village. Again, this is now incorrect, and funding should be re-
calculated. In this new application for flats it says no CIL is to be paid. If CIL is not to be 
paid, then the previous S106 system should be used and retrospective payments should 
be calculated for the whole site. 

The affordable housing calculation is based on 20% or 0% with 20% coming out as 
unaffordable. Can planning not look at a calculation in between 0% and 20% as affordable 
homes are needed in the village. 

As Wyedean Weaving will remain on site in the mill and operating as it currently does 
there are highway concerns about HGV's delivering to the mill and sharing the road and 
pavement area behind the mill. The layout of this area and in particular pedestrian access 
needs re-examining to avoid accidents. HGV's will also need to turn to exit the site and 
there will be limited space for this without using the residential parking area for the flats. 

The car park at the front of the mill will remain private and there will be an issue of visitors 
to the flats using these spaces due to the lack of visitor parking provided for the flats. 
There are also no parking restrictions along the access road so this needs addressing to 
avoid congestion and anti-social parking. With only one entrance/exit to the site that will 
now include three industrial unit’s emergency access is very important and provision 
should be made to keep the access road clear. 

The whole building was originally to be converted to flats so noise impact would be low. 
However, building flats in the same building as an industrial weaving company is going to 
cause conflict. The flats bordering the mill need to be fully soundproofed to protect the 
new occupiers from noise. Although the noise assessment provided by the applicant has 
done some noise monitoring it is not accurate over a busy 7-day usage period. A more 
accurate and "worst case" assessment is needed to ensure there are no conflicts between 
Wyedean Weaving and new residents and noise mitigation is in place. 

Second Response:
I’ve now had time to look at the amendments but my original concerns still remain.  

I would like to refer this application to the appropriate planning committee for 
consideration for the following reasons:
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-Highway safety and the impact of HGV’s delivering to Wyedean Weaving and sharing the 
road and pavement.  The coloured tactile paving is now welcomed but doesn’t detract 
from the highway safety to pedestrians and resident’s vehicles.  There is very limited 
space for existing delivery vehicles that can deliver at different times of the day.  Children 
are at particular risk.  Better segregation should be provided.  

-Noise impact on the amenity of the residents at the flats.  It is not appropriate for a flat to 
adjoin an industrial building with noisy machinery.  Although some noise readings have 
been provided I am concerned that should machinery change over time the noise could 
impact residents.  I would suggest measures are put in between the flats and factory to act 
as a noise and fire safety barrier with soundproofing and fire safety materials.  

A local resident comments:

I would like to see some parking places specifically allocated to visitor parking to the
apartments. Whilst these are no longer specifically retirement flats they are likely to appeal 
to retired people with access by lift and their location in the village. Therefore, I would 
expect a lot of visitors during the day and if all parking places are allocated to individual 
flats this will force visitors to park elsewhere and there is no on-street parking in the area 
due to their being a bridge and roundabout and shortly a co-op store immediately outside 
the site and all the other parking in the area is private (private drives to the houses and for 
factory employees).

I am glad to see the electric car power point spaces.

Consultations:

Highways:
(first comments received 7/7/2020 – now superseded)
This application is for the change of use of former mill building at Bridgehouse Mills, 
Haworth, to 23 apartments with 30 off street parking spaces (including visitor parking). 
The conversion of this mill to a residential use has been previously approved along with 
associated highway improvements. 

I have no highway objection to the principle of the development. 

Notwithstanding this, the difference between this application and that previously approved 
is that the adjoining factory, Wyedean factory, is proposed to remain. The servicing of 
Wyedean factory takes place to the rear, alongside the car park proposed for the 
apartments. ID Planning have objected to the proposal on behalf of Wyedean factory, 
initially raising concerns about the affect the changes may have on the servicing of the 
existing mill. A request was made by said objector, for the applicant to make amendments 
to the layout and provide swept path plans to demonstrate how the mill would be serviced. 

Having analysed the submitted swept path and layout plans I notice that the detailing of 
the main access into the Bridgehouse Mills development site differs to what has relatively 
recently been constructed and adopted by the Council. A footway is indicated on plan 
along the eastern side of the access, however, this doesn't exist and that footway along 
the western side follows a different alignment to what exists. Are changes proposed to the 
Page 2 of 2 main access into Bridgehouse Mills as per the current plan or is this in error? 
Clarification should be provided, and amended layout and swept path plans submitted, as 
appropriate. 

In response to the amended plans and submitted swept paths, ID Planning (on behalf of 
Wyedean Factory) have submitted a second objection, questioning the suitability of the 
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swept paths provided. The applicant should provide further information with regard to 
those questions, i.e. speed of travel, margin for error, direction of travel. etc.

 I look forward to receiving further plans, information and clarification.

Highways:
(second comments received)

Further to my previous highway advice I have now discussed this application with 
colleagues and undertaken a further appraisal of the plans submitted. 

Whilst the swept path plan does not entirely accurately show the full road layout of the 
access, the carriageway kerb lines are in fact correctly located on plan, which when 
assessing swept paths, is the critical detail. 

Therefore, I am able to confirm that swept paths provided, demonstrating servicing to the 
rear of Wyedean Manufacturers would be acceptable. 

The proposed servicing area is larger than that currently existing, swept paths 
demonstrate that vehicles would be able to enter and exit in forward gear and the service 
area is segregated from the residential car park. A Traffic Regulation Order is proposed 
along the access to deter on street parking and in turn maintain access for all vehicles. 
Street lighting is proposed to be relocated with details to be agreed with the Council. 

With the above in mind, I have no highway objection to raise about the proposed 
development. 

If the Council is minded to approve this application the following highway conditions and 
footnote (or similar) would be appropriate to include with any decision notice. 

U0001774 Before any part of the development is brought into use, the proposed means of 
vehicular and pedestrian access hereby approved shall be laid out, hard surfaced, sealed 
and drained within the site in accordance with the approved plans numbered 11424/001A 
(dated 11.5.2020) and 11424/002 (dated 11.5.2020) and completed to a constructional 
specification to be approved in writing by the Local Planning Authority. 

Reason: To ensure that a suitable form of access is made available to serve the 
development in the interests of highway and to accord with Policy DS4 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework. 

U0001775 Before any part of the development is brought into use, the vehicle service 
area for loading/unloading, including the turning and manoeuvring space, hereby 
approved shall be laid out, hard surfaced, sealed and drained within the site, in 
accordance with details shown on the approved plans numbered 11424/001A (dated 
11.5.2020) and 11424/002 (dated 11.5.2020). It shall be retained for that purpose whilst 
ever the development is in use. 

Reason: In the interests of highway safety and to accord with Policy DS4 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework. 

U0001776 Provision of Traffic Regulation Order before use: The development shall not be 
brought in to use until all reasonable endeavours have been undertaken to implement a 
Traffic Regulation Order (TRO) prohibiting on street parking along the access, as 
appropriate. A drawing indicating the extents and full details of the TRO shall be submitted 
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to and approved in writing by the Local Planning Authority. The cost of processing and 
implementing the TRO shall be borne be the Applicant. 

Reason: In the interest of highway and pedestrian safety and to accord with Policy DS4 of 
the Core Strategy Development Plan Document and the National Planning Policy 
Framework. 

U0001771 Provision of Traffic Regulation Order before use: The development shall not be 
brought in to use until all reasonable endeavours have been undertaken to implement a 
Traffic Regulation Order (TRO) prohibiting on street parking along the access, as 
appropriate. A drawing indicating the extents and full details of the TRO shall be submitted 
to and approved in writing by the Local Planning Authority. The cost of processing and 
implementing the TRO shall be borne be the Applicant. 

Reason: In the interest of highway and pedestrian safety and to accord with policy TM19A 
of the Replacement Unitary Development Plan.

U0001777 Before the development is brought into use, the off street car parking facility 
shall be laid out, hard surfaced, sealed and drained within the curtilage of the site in 
accordance with the approved drawings 11424/002 (dated 11.5.2020). The gradient shall 
be no steeper than 1 in 15 except where otherwise approved in writing by the Local 
Planning Authority. 

Reason: In the interests of highway safety and to accord with Policies TR2 and EN7 of the 
Core Strategy Development Plan Document. 

Footnote: If your development affects any street lighting columns please contact Mr A 
Preece on 01274 434019 of the Street Lighting Section before building commences.

BMDC Drainage:
(First Response – now superseded):
The LLFA OBJECTS to the proposed development.
In order for us to reconsider our position the developer should submit an acceptable Flood 
Risk
Assessment.
Bridgehouse Beck is a Main River; therefore, it is essential that the Environment Agency is
consulted.

(Second Response after receipt of Revised Flood Risk Assessment):
Bradford Lead Local Flood Authority (LLFA) comments in relation to the Flood Risk 
Assessment, Ref. 16224-PWA-00-XX-RP-C-1000 P03, dated May 2020, by Paul Waite 
Associates.

Fluvial Flood Risk
Given that the source of the flooding is Bridgehouse Beck, which is a Main River, the 
Environment Agency will need to be re-consulted. 

Section 6.10 of the report states that the Finished floor levels of the Apartments will be 
173.60mAOD (i.e. 0.77m above 1 in 1000-year flood level). However, earlier in the report 
(1.2) it is stated that the latest Product 4 data from the Environment Agency was still 
awaited and that the quoted flood levels (and FFLs?) would, therefore, need to be 
reviewed/revised. It is essential that the report and recommendations are updated, prior to 
the application being determined.

Surface Water Flood Risk
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The LLFA are satisfied that the fluvial flood risk mitigation measures are sufficient to deal 
with any surface water flood risk. The developer may need to provide a Non-Return valve 
on the surface water outfall to Bridgehouse Beck, but this will be dealt with via the 
Environment Agency’s Permit scheme. 

Surface Water Drainage
The LLFA are satisfied with the developer’s proposals, which are outlined in Appendix C 
of the report. The following drainage condition will need to be included with any grant of 
planning permission:

The development shall not begin until details of a scheme for foul and surface water 
drainage have been submitted to and approved in writing by the Local Planning Authority. 
The surface water drainage scheme shall be designed in accordance with the principles 
outlined in the Flood Risk Assessment, Doc. Ref. 16224-PWA-00-XX-RP-C-1000 P03, 
dated May 2020, Appendix C. 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.

Reason for pre-commencement condition: It is necessary to secure agreement of effective 
drainage measures before commencement, 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.

Further: In the absence of the latest modelling information, I can confirm that the proposed 
Finished Floor Levels, i.e. 173.60m AOD, (0.77m above 1 in 1,000-year flood level), are 
ACCEPTABLE to the LLFA.

Environment Agency: 
(First Response - now superseded):
We have reviewed the information submitted with the application and we object to the 
proposal. Our detailed comments are as follows. 

Flood Risk

Our Flood Map for Planning shows the site lies within Flood Zone 2 and 3, the medium 
and high probability zones.

 
The application is for the conversion to residential apartments, which are considered to be 
a ‘more vulnerable’ land use in Table 2: Flood Risk Vulnerability Classification of the 
Planning Practice Guidance: Flood Risk and Coastal Change. 
 
It is therefore necessary for the application to be supported by a site-specific flood risk 
assessment (FRA), which can demonstrate that the ‘development will be safe for its 
lifetime taking account of the vulnerability of its users, without increasing flood risk 
elsewhere, and, where possible, will reduce flood risk overall’.

Environment Agency position
In the absence of a flood risk assessment (FRA), we object to this application and 
recommend that planning permission is refused. 

http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-risk-tables/table-2-flood-risk-vulnerability-classification/
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Reason(s):
The application site lies within Flood Zone 3, which is land defined by the planning practice 
guidance as having a high probability of flooding. The National Planning Policy Framework 
(paragraph 163, footnote 50) states that a FRA must be submitted when development is 
proposed in such locations. 

An FRA is vital to making informed planning decisions. In its absence, the flood risks 
posed by the development are unknown. This is sufficient reason for refusing planning 
permission. 

Overcoming our objection:
To overcome our objection, the applicant should submit an FRA which demonstrates that 
the development is safe without increasing risk elsewhere. Where possible, it should 
reduce flood risk overall. 

If this cannot be achieved, we are likely to maintain our objection. Please re-consult us on 
any revised FRA submitted and we’ll respond within 21 days of receiving it.

Environment Agency:
(Second and latest response following submission of an updated Flood Risk 
Assessment):

Thank you for your consultation regarding the above proposal which was received on 02 
June 2020. 
 
We have reviewed the information submitted with the application and we remove our 
objection to the proposal, subject to condition. Our detailed comments are as follows. 
 
Environment Agency position
The proposed development will only meet the National Planning Policy Framework’s 
requirements in relation to flood risk if the following planning condition is included.
 
Condition

The development shall be carried out in accordance with the submitted flood risk 
assessment, Bridgehouse Mill and Apartments, Ref: 16224-PWA-00-XX-RP-C-1000 P03 
dated May 2020 and the following mitigation measures it details:
 

 Finished floor levels of any habitable accommodation shall be set no lower than 
173.60 metres above Ordnance Datum (AOD)

 Flood resistant and resilient materials shall be set no lower than 600mm above the 
finished floor level. This equates to 174.2 meters above ordnance datum.

 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.
 
Reason(s)

To reduce the risk of flooding to the proposed development and future occupants

 
Comments



23

We note that compensatory flood storage has been provided to mitigate any increase in 
flood risk from the wider development site and the earth embankment is now reinstated. 
This is stated in section 6.8 and 6.9 of the FRA.

The FRA also states that the finished floor level of 173.60 mAOD provides 0.77m 
freeboard above the modelled 0.1% (1 in 1000) annual exceedance probability event. The 
FRA has not provided the flood level for the modelled 1% or the 1% (1 in 100) plus climate 
change level for the site. However, given the mitigations that are already in place as part 
of the wider development, we see no need to object on this basis.

If this is not the case, we request to be re consulted for further comment as this may affect 
our position.

Informatives

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.

Flood warning and emergency response - advice to LPA

We do not normally comment on or approve the adequacy of flood emergency response 
procedures accompanying development proposals, as we do not carry out these roles 
during a flood. Our involvement with this development during an emergency will be limited 
to delivering flood warnings to occupants/users covered by our flood warning network.

The planning practice guidance (PPG) to the National Planning Policy Framework states 
that, in determining whether a development is safe, the ability of residents and users to 
safely access and exit a building during a design flood and to evacuate before an extreme 
flood needs to be considered. One of the key considerations to ensure that any new 
development is safe is whether adequate flood warnings would be available to people 
using the development.

In all circumstances where warning and emergency response is fundamental to managing 
flood risk, we advise local planning authorities to formally consider the emergency 
planning and rescue implications of new development in making their decisions. As such, 
we recommend you consult with your emergency planners and the emergency services to 
determine whether the proposals are safe in accordance with the guiding principles of the 
PPG.

Risk of floating cars during a flood event - Advice to LPA/applicant

This development has been proposed within an area identified as being at risk of flooding, 
and includes the provision of car parking within buildings. The applicant should be aware 
that vehicles can start to float in flood depths of less than 60cm – less if it is fast-flowing. 
The applicant must satisfy themselves that any relevant building will be constructed in 
such a way that vehicles floating or displaced as a result of flooding, would not jeopardise 
its structural stability.

In addition, the applicant should ensure that any sensitive infrastructure such as gas and 
water pipes or electrical cabling are located and designed to withstand the potential 
impacts of floating or displaced vehicles.

http://planningguidance.communities.gov.uk/blog/guidance/flood-risk-and-coastal-change/making-development-safe-from-flood-risk/what-are-the-important-considerations-for-flood-warning-and-evacuation-plans/
https://www.gov.uk/guidance/flood-risk-and-coastal-change#design-flood
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Signing up to flood warnings

The applicant/occupants should phone Floodline on 0345 988 1188 to register for a flood 
warning, or visit https://www.gov.uk/sign-up-for-flood-warnings. It’s a free service that 
provides warnings of flooding from rivers, the sea and groundwater, direct by telephone, 
email or text message. Anyone can sign up.

Flood warnings can give people valuable time to prepare for flooding – time that allows 
them to move themselves, their families and precious items to safety. Flood warnings can 
also save lives and enable the emergency services to prepare and help communities.

For practical advice on preparing for a flood, visit https://www.gov.uk/prepare-for-flooding.

To get help during a flood, visit https://www.gov.uk/help-during-flood.
For advice on what do after a flood, visit https://www.gov.uk/after-flood. 

Conservation Officer:

The landscaping appears appropriate in the setting of the mill. I have no issues with the 
principles of the proposal, which appears to have negligible additional implications for the 
significance of the buildings, beyond what has already been agreed.

Ecology Officer:

The updated bat report for the retained building shows that the development has not 
impacted adversely on the favourable conservation status of bats in the area. No further 
surveys are required although it would be useful to know if bat roost features which have 
been erected as mitigation for the works as they have progressed are still present.

BMDC Recreation:

Whilst it is not possible for Parks & Greenspaces to secure financial contributions through 
Section 106 Agreements, the proposed development will have a minimal impact on the 
surrounding facilities due to 23 new residential units and a financial contribution will be 
sought from the CIL funds to help mitigate these impacts.

If the developer is looking to provide new public open space they will be required to 
maintain the areas themselves and a full landscape management plan will need to be 
produced and agreed as part of the planning process

If the developer is looking to the Council to maintain any new areas of public open space 
prior agreement is required as part of the planning process and a commuted sum will be 
required to maintain the areas for the next 25 years.

Environmental Protection – Noise and Residential Amenity

We understand that the conversion to apartments has already taken place and that 
development took place under a variation of condition to approved planning application 
15/07479/MAF.

We refer to the noise report by Environmental Noise Solutions Ltd report reference 
NIA/8952/20/9021/v1/Haworth dated 4th March 2020 relating to the above proposal.

https://www.gov.uk/sign-up-for-flood-warnings
https://www.gov.uk/prepare-for-flooding
https://www.gov.uk/help-during-flood
https://www.gov.uk/after-flood
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Noise measured in this report states that the noise parameters as set out British Standard 
8233:2014 ‘Guidance on Sound Insulation and Noise Reduction for Buildings’ (BS 8233) 
can be met if the mitigation measure contained within paragraph 4.04 of the report ref 
NIA/8952/20/9021/v1/Haworth is undertaken

We would therefore recommend that works to a similar standard of sound insulation as set 
out in 4.04 of the report ref NIA/8952/20/9021/v1/Haworth are completed. I would also 
recommend that following on from these works, measurements in line with BS8233:2014 
are again under taken to ascertain that adequate sound insulation, to flats sharing a party 
wall with Wyedean Weavers has been achieved, Environmental Health recommends a 
condition that measurements in line with BS8233:2014 are undertaken and a suitable 
report be submitted to and approved in writing by the Local Planning Authority, prior to first 
occupation, in order to discharge said condition.

Reason:   To ensure that the development complies with policy EN8 of the Local Plan for 
Bradford.

Environmental Protection – Air Quality: 

We have no objection to the residential use of this site and sale of the apartments on the 
open market. 
For the purpose of the Bradford and WYLES planning guidance this is considered to be a 
minor development.  Minor developments require the following emission mitigation.
Type 1 Mitigation

• Provision of electric vehicles charging facilities at the rates set out in the 
WYLES planning guidance.  

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

As we understand the conversion to apartments has already taken place only the EV 
charging needs to be addressed.   
EV charging 
The site layout plan indicates that 2 parking bays will have access to EV charging.  This is 
an acceptable level of provision for 27 shared non-dedicated parking spaces but the 
applicant needs to provide further information about the type of charger(s) to be provided 
(or which have already been put in place).  
It is recommended that the charging points provided should be purpose built charging 
units capable of providing a continuous supply of at least 16A (7.5kW) via a mode 3 
connection. These will allow safe overnight charging of most commercially available 
electric vehicles.  A more practicable solution in a situation where the charging points are 
being shared would be fast (32A, 7-23KW) charging points which would allow full charge 
in around 4 hours and top up charging over shorter periods.  Rapid (43kW+) charging 
points would allow charging in less than 20 minutes but are unlikely to be cost effective on 
a development of this size unless provided by a third party under a commercial 
agreement.
The applicant is advised to give careful consideration to the likely charging needs of 
vehicles using the site in the future and to ensure the EV charging provision is 
appropriate. This will reduce the need to upgrade or retrofit charging points in the near 
future.  Further discussion on this matter is welcomed.
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It is strongly recommended that a mode 1 or mode 2 charging solution is not used in this 
situation.
The government has recently consulted on EV charging standards for new developments.  
The recommendation within this document for a situation such as this is:
Electric vehicle charge points should meet all of the following: 

a. be designed and installed in accordance with the appropriate parts of BS EN 61851;
b. have a minimum rated output of 7 kW, measured or calculated at a nominal supply 
voltage of 230VAC
c. be fitted with a universal socket (known as an untethered electric vehicle chargepoint)
d. be fitted with a charging equipment status indicator using lights, LEDs or display; i.e. a 
minimum of Mode 3 or equivalent. 

Subject to conditioning of suitable EV charging at the site (if it is not already in place) we 
have no objection to this proposal.

West Yorkshire Police ALO:

Thank you for your request for consultation in relation to the above application.
The revised comments have been made with the intention of reducing the opportunities for 
future crime and anti-social behaviour which addresses our collective responsibilities 
outlined in section 17 of the Crime and Disorder Act 1998, to create safe and secure 
developments where people will want to reside, work or visit.

The recommendations are supported by:
NPPF National Planning Policy Framework designing for community safety Bradford 
Council Guidance DS5 - Safe and Inclusive Places. Secured by Design 
www.securedbydesign.com

Outdoor garden.
The communal garden which is located to the side of the ground floor apartment 
(apartment 4), shows low stone walls of 1200mm high around the front boundary which 
can easily be breached or used as a seating area or waiting area. Installing a 600mm high 
railing along the top of the wall will increase the overall height and provide more security 
around the garden. Installing an 1800mm high lockable gate along the front building line 
adjacent to parking space 20, which includes access control measures such as key fob 
access will allow the garden area to be secured creating more defensible space, this allow 
residents to access the garden and restrict stranger access around the rear of the 
building.

Surveillance of Parking

Parking is located opposite the apartments and appears to have good natural surveillance 
from active windows which is positive to see. There should be good lighting levels of the 
parking area to increase surveillance at night.

Recessed doorway

The ground floor plan for the apartment building shows an open style lobby which is 
accessed beneath the vehicle / pedestrian underpass. West Yorkshire Police have 
concerns regarding this open accessible lobby, as it allows any stranger into this area 
where they can attempt access into the building via the communal entrance. This also 
provides a sheltered area at night and potential for crime and ASB problems. The front 
building line should include an outer door on this area with access control measures such 
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as security encrypted swipe card or key fob to secure this location and prevent any 
stranger access.

External lighting and CCTV

There should be good lighting within the parking area, underneath the vehicle / pedestrian 
underpass / tunnel, and above the access doors around the apartment building. Low 
energy photo electric cell or dusk until dawn lights that include warm white led bulbs are 
suitable, fitting and wiring should be vandal resistant or located within inaccessible 
locations to deter any criminal attack, this will illuminate these locations.
Installing CCTV above the access doors within the building, covering the garden / small 
parking area adjacent to the building with internal coverage of the entrance areas, 
stairwells and lifts will increase security this is useful in apartments where there are many 
residents or visitors utilising the same areas. 
CCTV is preferable if this is monitored be security / staff member so that issues can be 
identified and actioned in the first instance, however if this is not possible having a system 
that will automatically record, retain images for a period with the time and date, and that 
can be reviewed is better than having none.
CCTV should work in harmony with the lighting plan to provide good quality evidential 
images in high definition to 10.8 pixels. This should allow any stranger to be identified 
from the top half or their body, this is required to aid identification and be used as 
evidence towards any prosecution should any crime or incident occur.

Access Control

The main communal entrance doors leading into the building should include an external 
intercom system which is DDA (Disability Discrimination Act) compliant, vandal resistant 
with both integral or stand along camera providing colour images which should be visible 
from the apartment, in addition to audio communication between the visitor and the 
resident and electronic release mechanism.

Installing access control measures on the communal entrance doors and internal doors 
protecting the lobby areas, lift and stairwells, restricts access into the building. Preferred 
types of access control are security encrypted swipe card or key fob access, this method 
of access control allows the Management Company to control who has access into the 
building. Names can be added or deleted from the system when residents move in or 
move out unlike key pad entry systems where codes tend to be rarely changed and can 
be shared with friends / associates/ visitors allowing strangers to access the building. If 
magnetic locks are applied on the communal doors, these should be fixed to the top and 
middle sections of the door and be of a weight and strength that will withhold against 
bodily force /damage. Apartments can attract short term residencies, so having good 
security measures in place ensures that the building remains secured.

Mail delivery

Installing a secure through the wall mailbox adjacent to the communal entrances, which 
include anti-fishing properties on the mail delivery slot, the access door for each 
apartment mailbox must be lockable in addition to being fire retardant. Suitable standards 
are to TS009. If this is installed, this allows the postal worker/s to deliver mail without 
entering the building.

If this option cannot be applied, fitting internal mailboxes inside of the lobby which include 
the same security features as noted above, the postal worker would need to be provided 
with a key fob or swipe card to access the lobby, however there should be access control 
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measures protecting the inner lobby door so that no further access can be gained beyond 
this point, this restricts access should anyone tailgate into the building.

Doors and windows

Any new doors or windows should look to achieve one of the following standards;
Door sets: 
BS PAS 24-2016
LPS1175 Issue 7:2010 Security Rating 2
STS 204 Issue 3:2012
LPS 2081 Issue 1:1:2016 Security Rating B

Bespoke wooden doors should be a solid or laminated timber with a minimum density of 
600kg/m³ and to 44mm thickness. Any panels within the door set should be at least 15mm 
thickness and securely held in place. Beading should be mechanically fixed and glued in 
place. The door should include a 5 lever mortice lock to standards BS 3621 /8621 with a 
night latch or rim lock which are tested to the same standards. Doors should include dual 
certification for both fire safety rating and security rated doors.

Some of the above door noted can include a minimum standard euro cylinder lock which 
is 1 Star Rated and offers no resistance to crimes relating to lock snapping which is still a 
common method of burglary across Bradford and West Yorkshire District. Any doors 
which include a euro cylinder lock should ideally include locks which are 3 Star Rated to 
standards; TS007, STS 217 or Sold Secure Diamond Standards which offer more 
resistance to this type of attack, this can be obtained by either;

Installing a 3 star rated lock to TS007, STS 217, Sold Secured Diamond Standard (this 
would be the preferred option).

Or a TS007 1 Star Rated euro cylinder lock accompanied by TS007 2 Star Rated security 
door handle or security escutcheon hardware.

Windows:

BS PAS 24-2016
LPS1175 Issue 7:2010 Security Rating 2
STS 204 Issue 3:2012
LPS 2081 Issue 1:1:2016 Security Rating B

Any existing windows which are being retained should include window locks if these are 
on accessible levels to provide more security. Ideally ground floor or accessible windows 
should include laminated glazing certificated to BS EN 356 P1A standards so in the event 
of any entry or damage, the glass will remain intact.

West Yorkshire Police have no objection in principle to the proposal, however would 
request that the above recommendations are implemented or conditioned where possible 
as part of any planning approval.

Airedale NHS Foundation Trust

Planning applications must be determined in accordance with the development plan 
unless material considerations indicate otherwise. The creation and maintenance of 
healthy communities is an essential component of sustainability as articulated in the 
Government’s National Planning Policy Framework, which is a significant material 
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consideration. Development plans have to be in conformity with the NPPF and less weight 
should be given to policies that are not consistent with the NPPF. Consequently, local 
planning policies along with development management decisions also have to be 
formulated with a view to securing sustainable healthy communities. Access to health 
services is a fundamental part of sustainable healthy community. 
As the attached document demonstrates, Airedale NHS Foundation Trust (the Trust) is 
currently operating at full capacity in the provision of acute and planned healthcare. 
It is further demonstrated that this development will create potentially long term impact on 
the Trust ability provide services as required. 
The Trust’s funding is based on previous year’s activity it has delivered subject to 
satisfying the quality requirements set down in the NHS Standard Contract. Quality 
requirements are linked to the on-time delivery of care and intervention and are evidenced 
by best clinical practice to ensure optimal outcomes for patients. 
The contract is agreed annually based on previous year’s activity plus any pre-agreed 
additional activity for clinical services. The Trust is unable to take into consideration the 
Council’s housing land supply, potential new developments and housing trajectories when 
the contracts are negotiated. Further, the following year’s contract does not pay previous 
year’s deficit retrospectively. This development creates an impact on the Trust’s ability 
provide a services required due to the funding gap it creates. The contribution sought is to 
mitigate this direct impact. 

CIL Regulation 122 and 123 
The Trust considers that the request made is in accordance with Regulation 122: 
“(2) A planning obligation may only constitute a reason for granting planning permission 
for the development if the obligation is— 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 4 
(c) fairly and reasonably related in scale and kind to the development.” 

S 106 
S 106 of the Town and Country Planning Act 1990 (as amended) allows the Local 
Planning Authority to request a developer to contribute towards the impact it creates on 
the services. The contribution in the amount £29,174.75 sought will go towards the gap in 
the funding created by each potential patient from this development. The detailed 
explanation and calculation are provided within the attached document. 
Without the requested contribution, the access to adequate health services is rendered 
more vulnerable thereby undermining the sustainability credentials of the proposed 
development due to conflict with NPPF and Local Development Plan policies as explained 
in the attached document. 

West Yorkshire Combined Authority (WYCA):

To encourage the use of sustainable transport as a realistic alternative to the car, the 
developer needs to fund a package of sustainable travel measures. We recommend that 
the developer contributes towards sustainable travel incentives to encourage the use of 
sustainable modes of transport. Leeds City Council have recently introduced a sustainable 
travel fund. The fund can be used to purchase a range of sustainable travel measures 
including discounted MetroCards (Residential MetroCard Scheme) for all or part of the 
site. This model could be used at this site.  The payment schedule, mechanism and 
administration of the fund would have to be agreed with Bradford Council and WYCA and 
detailed in a planning condition or S106 S106
. As an indication of the cost should the normal RMC scheme be applied based on a bus 
only ticket, the contribution appropriate for this development would be £11,764.50. This 
equates to bus only Residential MCards.
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Summary of Main Issues:
1) Principle of Development and Removal of the previous “Retirement Living” 

Condition
2) Impact on Heritage Assets
3) Highways Issues, including access to the adjacent premises
4) Residential Amenity (including Noise issues)
5) Flood Risk and Surface Water Drainage Issues
6) Air Quality issues
7) Habitat issues, Ecology/ Biodiversity and Trees
8) Land Contamination Issues
9) Landscape Issues
10) Affordable Housing and CIL
11) Other Matters: Comments on Representations received
12) Secured by Design
13) Community Safety
14) Equality Act

Appraisal:

1. Principle of Development and Removal of the previous “Retirement Living” 
Condition

The previous planning consents for this site gave approval for residential conversion of all 
of the former listed mill buildings at the northern end of the site and with a substantial 
extension to the Wyedean Weaving premises (adjacent to the western boundary of the 
site / adjacent to Bridgehouse Beck and the Keighley and Worth Valley railway line). 

The previous scheme included the conversion of the application premises as phase A 
(part of the first phase of works on the site) and the Wyedean conversion and new build as 
phase F (phase 6). The car parking for all apartments (Phases A and F) was proposed to 
be provided within phase F. The sitting out space for all of the apartments was proposed 
to be provided as a separate phase (phase H). In total (and controlled by way of a 
planning condition there were 9 agreed phases of development within the greater 
Bridgehouse Mills mixed use scheme (Phases A-I). The relevant planning condition 
required that each phase of development shall commence (A-I) i.e. phases 1-9 in 
numerical order. 

The residential complex comprising the former mill buildings would have been a single 
entity providing 45 units (including a substantial element of new build attached to the 
Wyedean building) described as “retirement living”. A previous condition stated:

“Unless otherwise agreed in writing by the Local Planning Authority, occupation of the 
apartments, hereby approved, shall be limited to residents that are: 
i. a single person not less than 55 years of age, or 
ii. joint residents one of whom is not less than 55 years of age, or 
iii. a person not less than 55 years of age living with their partner, spouse or cohabite, or 
iv. a surviving widow, widower or cohabite of any resident who was over 55.
 
(Reason: In the interests of controlling the use of the site and occupancy of the dwellings, 
as the infrastructure provided for the apartments has been designed based upon the 
occupancy of the apartments comprising mainly retired people in accordance with policies 
HO8, TR2 and EN8 of the Core Strategy.)”
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The previous consent for the site envisaged the relocation into newly constructed 
premises on the Bridgehouse Mills site by the company Wyedean Weaving Co Ltd thereby 
allowing conversion of the listed building they have occupied for many years. For reasons 
separate to the consideration of this planning application the arrangements to relocate 
Wyedean do not form part of the applicants plans. It is understood that the newly 
constructed industrial premises that they were to be relocated to will now be occupied by a 
different company. This application relates only to the conversion of the Phase A building 
into 23 units. These are not proposed to be “retirement living” units as previously (see 
explanation below). The application also proposes changes to the previously agreed 
details in relation to:
1. Car parking layout for residents of the 23 units
2. Amenity space provision for the residents of the 23 units
3. Retained access and servicing arrangements for the Wyedean building as this will 

continue to operate as a commercial building adjacent to the converted mill the subject 
of this application.

Also of note is that whilst there was an approved phasing plan for the main Bridgehouse 
Mills development (all consents), and this has to date been complied with, there was no 
condition or S106 Clause that forced the developer to implement any one particular phase 
of the development (the phasing plan dealt only with the agreed order of phases with 
reference to when they should commence). The implications of this are that there is no 
planning restriction which places a requirement on the developer of this site (the 
Bridgehouse Mills entire site) to implement or complete any one phase including the 
phase comprising the conversion of the Wyedean mill building. Likewise, there is no 
restriction under the planning consents that the newly built industrial building consented as 
part of the earlier permissions is occupied specifically by Wyedean Weaving Co Ltd.

The application relates to residential conversion of a mill building which is listed, which 
suffered from previous neglect and a serious fire and which has had previous consent for 
residential conversion. Conversion to residential use is consistent with local and national 
planning policies designed to encourage meeting the acute housing demand by reuse of 
buildings. The conversion to a residential use has been previously established and is 
considered acceptable in principle. Furthermore, the Council does not presently have a 5 
– year supply of housing sites (the 5-year deliverable supply is currently acknowledged as 
standing at 2.06 years) and therefore the proposed housing will help meet this shortfall. 

The proposal is considered to be in compliance with the relevant Core Strategy policies 
promoting housing and as listed above.

Reference is made by the Parish Council that they objected to the previous applications 
on this site as part of the land to which those application related was in the Green Belt. It 
is confirmed that none of the site the subject of this application is within the Green Belt. 
The Parish Council make reference to the fact that previously new houses were justified 
on land designated as Green Belt because there was a viability argument comprising the 
conversion and safeguarding of the listed buildings on the site. The assumption being 
made is that this application which seeks a separate consent for residential development 
(separate from the Wyedean building) bring into question that earlier consent. Members 
are advised that this application does not seek consent for the earlier development 
comprising houses on designated green belt land, those consents exist and have been 
implemented. The earlier applications referred to by the Parish Council were considered 
on the basis of the details submitted with those applications including the viability 
submissions and the decisions made at that time considered all material considerations 
applicable at the time of determination of those applications. This application relates only 
to the conversion of the listed vacant mill building which is not in the Green Belt and 
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reconsideration of development previously granted consent is not considered appropriate 
in relation to the consideration of this application. 

The Parish Council also state that they we were told by Bradford Planning that Skipton 
Properties owned the whole site and that this now appears not to be correct. The Parish 
Council is concerned that the Wyedean section of the Mill is no longer being developed 
and as a result this new application has been made which will override Condition 41.

It is unclear how the Parish Council may have concluded that Skipton Properties owned all 
of the land to which the earlier applications related to. There is no Council record that the 
Parish Council were informed that Skipton Properties owned all of the site at any stage of 
the earlier applications. Conversely, Skipton Properties as sole applicants for the earlier 
applications confirmed that they were not the sole owners of all the land to which the 
application related by completion of Certificate B. This stated they had given the requisite 
Notice to two companies who were owners of part of the site (including Wyedean 
Weaving). This matter referred to by the Parish Council in their representations is not 
considered to be a material consideration relevant to the determination of the current 
planning application.

Previous Occupancy Condition: Over 55’s

The original consent for the site included what was referred to as a “retirement complex” 
for the entire mill conversion buildings (including the new extension to the Wyedean 
building). This included communal facilities such as a meeting room/lounge. This provision 
is now not included in the revised layout. The applicants have stated that there is now 
insufficient space in this building for any communal facilities. The application is based on 
residential accommodation for occupation by all age groups.

It is unclear where the previous concept of retirement living came from. The Parish 
Council have stated that they made the request for this type of accommodation (over 55’s) 
citing that in their opinion such a restriction would be less likely to lead to “buy to let” 
investors which they say is unwelcome in Haworth, attracting undesirable people. The 
applicant has indicated that they originally intended to promote an over 55’s complex 
because they felt that there was a local demand for such a facility. They say that because 
now only 23 units are proposed it is no longer viable or appropriate to promote a restricted 
age development. They have suggested also that now there is no evidence that there is a 
proven demand for this type of facility in Haworth. 

The Council have no specific planning policy requirement for over 55’s accommodation at 
this site and there is no evidence to suggest that age unrestricted open market housing in 
the form of apartments in the Haworth area would lead to a high percentage of buy to let 
units. There is no local or national planning policy that seeks to restrict who buys 
properties placed on the open market (including based on an age criteria) and there is no 
known or proven evidence to suggest that buy to let properties in areas such as Haworth 
generate tenants who create local problems such as increased crime or anti-social 
behaviour as the Parish Council suggest.

On the basis of the above it is concluded that there is no local or national planning policy 
reason to require the imposition of an age restriction relating to occupancy of these 
residential units and such a requirement would be fully unjustified.

2. Impact on Heritage Assets
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Policy EN3 of the Core Strategy states that the Council will preserve, protect and enhance 
the character, appearance and historic value and significance of the District’s designated 
and undesignated heritage assets and their settings. 

Advice as set out in the NPPF is set out above.

The application proposals have been assessed in relation to the relevant statutory duties, 
including the Planning (Listed Buildings and Conservation Areas) Act (1990), the National 
Planning Policy Framework and Replacement Unitary Development Policies. Section 66 of 
the Planning (Listed Buildings and Conservation Areas) Act 1990 are relevant to the 
determination of the application. Insofar as material the statutory provisions provide: 
Section 66(1) provides: “In considering whether to grant planning permission for 
development which affects a listed building or its setting, the Local Planning Authority, or 
as the case may be, the Secretary of State, shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses”.

The application proposals have been fully assessed in relation to the relevant statutory 
duties, including the Planning (Listed Buildings and Conservation Areas) Act (1990), the 
National Planning Policy Framework and Replacement Unitary Development Policies. In 
particular, the application has been assessed in the light of the requirements of Sections 
16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 with 
special regard to the desirability of preserving the listed building or its setting or any 
features of special architectural or historic interest which it possesses.

The application also needs to be considered in relation to paragraphs 185 and 192 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 including the desirability of 
new development making a positive contribution to local character and distinctiveness. 

Externally the former mill building the subject of this application will remain unchanged 
from the conversion scheme already consented and which included listed building 
consent. Works already carried out include substantial rebuilding of the upper floors, a 
new roof and works to the impressive entrance arch feature as well as a total replacement 
tower feature which was lost at the time of the fire (as explained above). Suitable new 
windows are already fully installed. The changes made in this application are all internally 
where 23 units will be provided without passage through to the adjacent building. These 
internal changes will not adversely affect the character of this listed building or the 
conservation area. This position is supported by the Council’s Conservation Officer.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning preservation and enhancement of acknowledged heritage 
assets. 

3. Highways Issues, including access to the adjacent premises

Paragraph 102 of the National Planning Policy Framework states transport issues should 
be considered from the earliest stages of development proposals such that, amongst other 
things, the potential impacts of development on transport networks can be addressed, 
and, opportunities to promote walking, cycling and public transport use are identified and 
pursued.

Paragraph 109 of the National Planning Policy Framework states 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. It goes onto state in paragraph 110 that applications for development should:
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a) give priority first to pedestrian and cycle movements, both within the scheme and with 
neighbouring areas; and second – so far as possible – to facilitating access to high quality 
public transport, with layouts that maximise the catchment area for bus or other public 
transport services, and appropriate facilities that encourage public transport use;
b) address the needs of people with disabilities and reduced mobility in relation to all 
modes of transport;
c) create places that are safe, secure and attractive – which minimise the scope for 
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and 
respond to local character and design standards;
d) allow for the efficient delivery of goods, and access by service and emergency vehicles; 
and
e) be designed to enable charging of plug-in and other ultra-low emission vehicles in safe, 
accessible and convenient locations.

Policy TR1 of the Core Strategy seeks to reduce the demand for travel, encourage and 
facilitate the use of sustainable travel modes, limit traffic growth, reduce congestion and 
improve journey time reliability whilst 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.

As part of the earlier consents access to the entire site was considered. Detailed Traffic 
Assessments were submitted and appraised. The application was submitted with a site 
layout plan showing details of proposed highways layout and a Transport Statement. 
Following the submission of the detailed letter of objection made on behalf of Wyedean 
Weaving a revised site/highway layout plan has been received together with a technical 
highway note setting out the changes made and the applicants justification to seek to 
demonstrate that the proposal would not create highway safety issue or result in serious 
operational issues by the adjoining commercial operators in relation to servicing, including 
by HGV’s.

The Applicant’s Consultants describe these changes as:

 As requested by Wyedean, the car parking area has been amended to allow it to be 
segregated entirely from the servicing area and associated turning facilities. The 
drawing shows that there would now be two separate points of access from the 
main site access road, as requested, which should address the majority of the 
concerns that have been raised. 

 The two access points have still been shown as vehicle crossovers, as this is 
considered to be the most appropriate solution in this situation; as they maintain 
priority for pedestrians along the footway and encourage turning traffic to give-way. 
However, to ensure that the arrangements are conspicuous to both pedestrians 
and drivers, it is proposed to provide contrasting coloured surfacing across the 
accesses (possibly in a contrasting material such as block paving). It is also 
proposed to provide buff coloured tactile paving at either side of the accesses, 
which is in accordance with DfT ‘Guidance on the use of tactile paving surfaces’ 
(three paving slabs deep for in-line crossings). 

 Whilst the final construction details for the crossovers will be agreed through the 
S38 process, it is confirmed that the construction specification will be designed to 
accommodate HGV loading.

 As part of the previously approved S38 layout, a lighting column was proposed in 
the footway adjacent to the car park/service area. Therefore, as this would be 
affected by the proposed vehicle crossovers, it is envisaged that this lighting 
column would instead by located on the opposite side of the access road, as 
annotated on drawing 11424/002. 
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 The tracking included on drawing 11424/001A demonstrates that both a 16.5m 
Articulated HGV and large rigid bodied HGV (11.1m long refuse vehicle) can enter 
and exit the segregated service area in forward gear. This will allow service 
vehicles to safely access the service area; and allow drivers to easily observe 
passing pedestrians on the footway and to give-way as necessary. 

 As part of the Section 38 process, it is proposed to request that the Highway 
Authority promote a ‘No Waiting’ Traffic Regulation Order (TRO) along the access 
road, to discourage parking within the vicinity of the service area and car park 
access. The proposed extent of the TRO is shown on drawing 11424/001A and is 
proposed to extend on both sides of the road from the site access mini-roundabout 
to the north, passed both accesses and then extending approximately 7.5m south 
past the car park access.

The revised details submitted now include a separate servicing area for the adjacent 
commercial premises and a swept path plan showing how vehicles will manoeuvre into 
and out of this area as well as an adjacent car park for residents. The scheme includes 30 
dedicated residential parking spaces (including 6 visitor parking spaces).  This level of 
parking for the 23 apartments is considered adequate. The sitting out space is sited close 
to the eastern boundary and is considered acceptable. 

All representations received (including the two separate sets of representations made on 
behalf of the adjoining commercial premises) have been fully appraised by the Council’s 
Highways Officer who raises no objections to the application on highway safety grounds. 

As part of the previously (implemented) scheme off-site highway improvements in the form 
of a new roundabout at the site access/Brighouse Lane have been delivered. This is the 
access that will serve this development. No further off-site highways works are deemed 
necessary as part of this development. Access to this part of the site involves use of the 
main site access, passing under the archway of this building with a segregated vehicle 
and pedestrian route. 

The Parish Council consider that parking restrictions will be required including a 
segregated area marked out to prevent unauthorised parking preventing access and 
deliveries. The Parish Council have raised the issue if BMDC Highways are aware of the 
potential issues over highway safety at the rear of the premises. This matter is covered by 
a requirement for the provision of no waiting along sections of the highway where HGV’s 
will be required to manoeuvre to gain access/egress to the Wyedean Weaving servicing 
area (a Traffic Regulation Order or TRO). A Grampian condition requiring a TRO is 
included.  

The owner of the remaining mill on the site is also understood to be the owner of the land 
to the north of the mill buildings where there is substantial parking provision available for 
the staff associated with their business. Before works of conversion started on the 
Bridgehouse Mills site an existing private hire firm were located within the Mill building. As 
part of the construction works they were relocated into a portacabin type structure in the 
northern car park. There is no evidence of planning consent for these buildings. The 
continued used of the northern car park and the portacabin type buildings/ booking office 
are matters not associated with this application as they are on land not under control of 
the applicant.

To ensure sustainable travel modes are secured a condition is recommended that 
includes a requirement for cycle storage provision for residents of the new development 
consistent with Core Strategy Policy TR3
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The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning highway safety.

4. Residential Amenity (Including Noise Issues)

Originally the entire block of listed mill buildings (the Skipton Properties building and the 
Wyedean building) were to be converted fully into one group of apartments. Under this 
application only the applicants building would be converted and as such the remaining 
Wyedean listed mill would remain in an industrial use. The two buildings are adjoined by a 
party wall.

In order to satisfy the Local Planning Authority that the residents of the new properties 
would not be subjected to unacceptable noise and general disturbance by the adjoining 
and remaining commercial business the Applicants have been required to carry out a 
Noise Assessment. The findings of this Assessment are that noise insulation measures 
will be required in the case of residential properties located adjacent to the party wall.

The findings of the application submission including the Noise Report have been 
assessed by the Councils Environment Protection Section and the consultation response 
is detailed earlier in this report together with a recommended condition to secure 
satisfactory noise insulation is installed in accordance with British Standards. A 
recommended and bespoke planning condition is set out in the list of conditions that 
requires further noise monitoring once the insulation is installed and before residential 
occupancy to demonstrate the effectiveness of the measures employed. (see condition 
listed No. 3).

On the basis of the above it is concluded that the conversion of this building to residential 
purposes could take place without detriment to the amenities of future residents by reason 
of noise. Further, on this basis it is concluded that the existence of dwelling units in such 
close proximity to this retained industrial use (with satisfactory noise insulation measures) 
would not create conditions prejudicial to the continued operations of the adjoining 
commercial business, thereby raising no issues in relation to loss of employment at these 
premises.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning the provision of new residential accommodation.

5. Flood Risk and Surface Water Drainage Issues

Paragraph 163 of the National Planning Policy Framework states that when determining 
any planning applications, local planning authorities should ensure that flood risk is not 
increased elsewhere. Paragraph 165 states that major developments should incorporate 
sustainable drainage systems unless there is clear evidence that this would be 
inappropriate. The systems used should:

a) take account of advice from the lead local flood authority;
b) have appropriate proposed minimum operational standards;
c) have maintenance arrangements in place to ensure an acceptable standard of 
operation for the lifetime of the development; and
d) where possible, provide multifunctional benefits.

Policy EN7 of the Core Strategy states that the Council will manage flood risk pro-actively 
which policy EN8 states that proposals for development will only be acceptable provided 
there is no adverse impact on water bodies and groundwater resources, in terms of their 
quantity, quality and the important ecological features they support.
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The application is submitted with an updated Flood Risk Assessment. The Environment 
Agency and the Local Lead Flood Authority raise no objections to this application having 
appraised the submitted details, including an updated Flood Risk Assessment. The 
application premises are located in Flood Zone 3. However, the floor levels are designed 
to be above the minimum level required to prevent property flooding. The development 
includes no increase in building footprint in the flood zone area and therefore does not 
reduce flood storage capacity. 

It is not considered that the development would create conditions prejudicial to flood risk. 
The earlier and implemented consent for the entire Bridgehouse Mills mixed use 
residential/commercial development site included a substantial amount of flood risk 
mitigation measures including a specially designed flood storage area in the form of a new 
parkland area to the south of the site. This facility designed specifically in line with 
discussions with the Council and the Environment Agency has been fully implemented 
and operated to hold flood waters in the recent flood events. It was a requirement imposed 
by the Regulatory and Appeals Committee that this area of land be the subject of a 
maintenance plan which dealt with clear up and refurbishment of the publically accessible 
area of new parkland following any flood event. This was secured by the completion of a 
S106 Agreement.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning flood risk and satisfactory drainage provision.

6. Air Quality issues

Whilst the principle of this development (housing) is already established by the earlier 
consents it is acknowledged that the site is not located in a part of the district well placed 
for use by regular public transport and with a wide range of local employment 
opportunities (albeit there is local employment on this mixed use site). However, this is a 
relatively small scale proposal in terms of the number of units proposed and this issue 
needs to be balanced against the benefits that this conversion to housing scheme 
delivers with safeguarding and refurbishment of a key listed building set prominently in 
the conservation area. EV charging points for residents are proposed in accordance with 
the standard Council requirement for new dwelling units. On the earlier consents a Travel 
Plan was agreed that supports initiatives to reduce the reliance on the use of private 
motor vehicles (including car sharing and public transport data for residents). On this 
basis the scheme is considered to meet the requirements of the Council’s policy to 
promote low emissions vehicles.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning reducing the impacts of new development on air quality 
issues.

7. Habitat issues, Ecology/ Biodiversity and Trees

Paragraph 175 of the National Planning Policy Framework states that when determining 
planning applications, Local Planning Authorities should ensure that if significant harm to 
biodiversity resulting from a development cannot be avoided (through locating on an 
alternative site with less harmful impacts), adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused.

Policy EN2 of the Core Strategy states that development proposals that may have an 
adverse impact on important habitats and species outside Designated Sites need to be 
assessed against the impact it will have on habitats and species as well as the extent to 
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which appropriate measures to mitigate any potentially harmful impacts can be identified 
and carried out.

There are no trees on this part of the site. The sitting out space will be landscaped with 
scope for tree planting (condition attached). 

An updated bat survey has been carried out as part of the submission of this application. 
This has been fully appraised by the Council’s Ecology Officer. The updated bat report for 
the retained building demonstrates that the development has not impacted adversely on 
the favourable conservation status of bats in the area. The Ecology Officer confirms that 
no further surveys are required.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice in relation to biodiversity, ecology and landscape issues.

8. Land Contamination Issues

Paragraph 178 of the National Planning Policy Framework states that decisions should 
ensure that:

a) a site is suitable for its proposed use taking account of ground conditions and any risks 
arising from land instability and contamination. This includes risks arising from natural 
hazards or former activities such as mining, and any proposals for mitigation including 
land remediation (as well as potential impacts on the natural environment arising from that 
remediation);
b) 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
c) adequate site investigation information, prepared by a competent person, is available to 
inform these assessments.

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

Policy EN8 of the Core Strategy states that proposals which are likely to cause pollution or 
are likely to result in exposure to sources of pollution (including noise, odour and light 
pollution) or risks to safety, will only be permitted if measures can be implemented to 
minimise pollution and risk to a level that provides a high standard of protection for health, 
environmental quality and amenity.

The conversion of the mill building involves little or no disturbance with the ground. The 
layout of parking and sitting out areas does involve alterations to create replaced hard 
surfaced areas and landscaped areas to be used by residents in the form of a sitting out 
area. The site in the past has been the subject of a wholesale land remediation scheme 
including soil testing and where necessary mitigation measures. A condition is 
recommended that requires the submission of a Verification Report to be submitted once 
works to the garden areas are complete and that demonstrates that these areas have 
been adequately protected against any contamination before being brought into use. 

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning the development of sites in relation to land contamination 
issues.

9. Landscape Issues
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Landscaping is restricted to the area comprising the garden/sitting out area and a detailed 
landscape plan has now been submitted showing tree and shrub planting. The proposed 
landscaping is considered appropriate to this setting, within an area characterised by large 
buildings some of which are of heritage merit. Conditions are recommended to secure 
compliance with the submitted scheme and to ensure the area is maintained.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning the provision of quality landscaping.

10.  Affordable Housing, CIL and Other Contributions

Affordable Housing

Policy HO11 of the Core Strategy states the Council will ensure that there is a sufficient 
supply of good quality affordable housing distributed throughout the District and, subject to 
viability, will negotiate up to 20% in towns, suburbs and villages. 

The earlier scheme was submitted with a viability appraisal and the scheme costs together 
with an agreed developer profit showed no capacity to make a S106 payment for 
education. Affordable housing was accepted in the form of “starter homes” for new build 
units and a specially worded S106 Agreement clause required this provision (5 new build 
units). After the scheme was implemented the Applicants approached the Council and set 
out a case to demonstrate that starter homes in the form set out in the S106 Agreement 
could not be delivered (citing the principle reason that having marketed these units it was 
evident that no mortgage lenders could be found to provide loans for first time buyers on 
the basis of the “starter home” programme). The S106 Agreement was subsequently 
amended to vary the terms of the starter homes concept: this included the provision of the 
same number of units for first time buyers linked to the Governments “Help to Buy” 
programme and with limitations that new residents shall have previously resided and/or 
worked  in the parish of Haworth or surrounding parishes .This change in the details of the 
S106 Agreement resulted in the sale of all of the allocated units to first time buyers along 
the lines of the revised S106 Agreement clauses. 
 
In relation to this application the applicants have submitted an updated Viability Appraisal 
(VA). The VA assesses the overall viability and deliverability of the proposals for the mixed 
use redevelopment of Bridgehouse Mill and taking into account the level of affordable 
housing and planning obligations that can be provided as part of the proposed 
development. 

At the time of writing the VA report, the new industrial unit/factory had been constructed, 
63 out of the 75 houses have legally completed and are occupied and 12 were remaining 
for sale/pending construction. The apartments the subject of this application have not yet 
been constructed or sold. 

The VA assesses the viability of the scheme and the level of affordable housing applicable 
to the entire scheme of 75 no. houses and 23 no. apartments, plus the industrial 
unit/factory and small commercial unit but not the residential units that would be built in 
the Wyedean building (now not in the control of the applicants). The VA assesses the 
viability of the scheme under the following scenarios: 

· 75 houses and 23 apartments (20% affordable housing provision), industrial unit & small 
commercial unit - Appraisal A · 

75 houses and 23 apartments (100% market sale), industrial unit & small commercial unit 
– Appraisal B.
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The VA uses accepted practice as set out in NPPG guidance in relation to consideration 
of Existing Use Value of land and buildings. The VA also uses developer profits circa 20% 
which is generally considered to be an acceptable maximum level figure. The professional 
consultants who have prepared the VA have also added a note to comment that their 
appraisal does not take into account the Covid-19 crisis and the potential this may have 
for uncertainties such as delayed house sales, housing market fluctuations and changes 
to build costs such as labour and materials.

The findings of the submitted Viability Appraisal are that that the scheme to convert the 
listed building together with the other elements of the Bridgehouse Mills scheme under the 
control of the developer is only viable with a 100% market sales (i.e. with no affordable 
housing units or contributions). – Appraisal B.

The VA has been independently assessed by specialist consultants (Carter Jonas LLP) 
appointed by BMDC in accordance with the relevant Council Core Strategy policy. The 
findings of these consultants are:

“We have reviewed the revised Savills viability appraisal and in the main agree with the 
inputs. We however questioned the build timescales, transfer values and industrial sales 
revenue, some of which Savills have reviewed. We conclude that based on the revised 
revenues and build periods the proposed scheme cannot support the provision of 
any affordable housing”.

On the basis of the above it is considered suitable not to require affordable housing 
provision in this development. There is clear guidance in the NPPF that scheme viability is 
a material consideration and that development should not be made unviable by the 
imposition of S106 requirements when there is clear and robust evidence to show scheme 
viability issues. On this basis it is recommended that this application should be approved 
without a requirement for affordable housing.

CIL

The CIL Regulations 2019 allow for a floor space credit to be applied in the case of in-use 
buildings and other buildings where conversion has already been carried out under a 
previous and extant planning permission. The result of this is that because the building is 
partly already converted and capable of conversion under an earlier consent it is therefore 
exempt from a CIL payment. The fact that no CIL payment is applicable in this case is fully 
reflected in the Variability Appraisal detailed above.

Other Contributions

Airedale NHS Foundation Trust
The Airedale NHS Trust seeks a contribution of £29,174.75, 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. 
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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 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. Set out above are details about 
scheme viability. This has been tested in a Viability Appraisal that has been independently 
assessed to demonstrate that the scheme does not have the financial capacity to make 
such a contribution and yet be commercial viable. 
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For the above reasons it is not considered that it is reasonable to require this contribution.

West Yorkshire Combined Authority (WYCA):
West Yorkshire Combined Authority has requested a contribution of £11,764.50 to provide 
a Residential MetroCard Scheme. It is proposed to provide electric vehicle charging points 
to all dwellings in lieu of a contribution towards a bus-only residential MetroCard scheme. 
It is considered that the provision of EV charging points represents a betterment of the 
scheme, as the charging points are permanent features rather than a temporary 
MetroCard scheme, which would generally cover a 1-year period, with no guarantee that 
residents would renew after that period.

In addition to the above the findings of a Viability Appraisal are clearly set out which 
demonstrate that for scheme viability reasons such a contribution cannot be justified.

11.Other Matters: Comments on Representations received

1. The Council has denied access to the earlier Viability Appraisal (Environment 
Information Request denied for reasons of commercial sensitivity reasons) and 
therefore it is not open to public scrutiny.
Comment:  This is not a material planning consideration. The earlier planning 
permissions are not being considered here. An up to date and fully scrutinised Viability 
Appraisal has been submitted with this application. The Viability Appraisal relevant to 
this planning application has been made fully available for public scrutiny and it has 
been checked by independent consultants.

2. Insufficient parking will lead to visitors using the front parking area: The front parking 
area is in separate ownership and the said owners can take action to prevent this. 
Comment: The scheme the subject of this application is considered to include 
sufficient resident and visitor parking under the control of the applicants.

12.Secured by Design

Paragraph 91 of the National Planning Policy Framework states that Planning decisions 
should aim to achieve healthy, inclusive and safe places which are safe and accessible, 
so that crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion – for example through the use of clear and legible pedestrian routes, 
and high quality public space, which encourage the active and continual use of public 
areas.

Policy DS5 of the Core Strategy states that development proposals should make a 
positive contribution to people’s lives through high quality, inclusive design. In particular, 
they should, amongst other things, be designed to ensure a safe and secure environment 
and reduce the opportunities for crime.

The West Yorkshire Police Architectural Liaison Officer has raised a number of issues and 
where these relate to planning matters have been addressed by changes to the sitting out 
area including the addition of railings for added security.

The proposal is considered to be in compliance with the relevant Core Strategy policies 
and NPPF advice concerning matters of secured by design.

13.Community Safety Implications 

There are no other community safety implications other than those referred to in the main 
body of the report. 
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14.Equality Act 2010, Section 149:

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

Reason for Granting Planning Permission:
The proposed development provides a residential scheme on an unallocated site, helping 
to meet the short-fall of housing within the district in compliance with NPPF advice. The 
scale, form, layout and design of the proposal is considered acceptable and presents no 
concerns with regard to impacts on the character of this listed building and the 
conservation area, residential amenity, visual amenity and highway safety. The proposal is 
considered acceptable and, with the attached conditions satisfies the requirements of 
policies P1, SC1, SC2, SC3, SC4, SC5, SC6, SC9, TR1, TR2, TR3, TR5, HO3, HO4, 
HO5, HO6, HO8, HO9, HO11, EN1, EN3, EN4, EN7, EN8, DS1, DS2, DS3, DS4, DS5 
and ID2 of the Local Plan for Bradford, and, the relevant paragraphs of the National 
Planning Policy Framework. 

The application proposals have been fully assessed in relation to the relevant statutory 
duties, including the Planning (Listed Buildings and Conservation Areas) Act (1990), the 
National Planning Policy Framework and Replacement Unitary Development Policies. In 
particular, the application has been assessed in the light of the requirements of Sections 
16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 with 
special regard to the desirability of preserving the listed building or its setting or any 
features of special architectural or historic interest which it possesses.

The application has also been considered in relation to paragraphs 185 and 192 of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 including the desirability of 
new development making a positive contribution to local character and distinctiveness. 

The application has also been fully considered in relation to the adopted Homes and 
Neighbourhoods - A Guide to Designing in Bradford SPG. The proposal is found to be in 
compliance with key requirements of this SPG. 

Conditions of Approval

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

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

2. Approved plans
The development hereby approved shall only be carried out in accordance with the 
following plans:

 Site plan: 3901-002 EX10 Rev S dated 01/06/2020
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 Site layout plans and highways plans with tracking: 11424/001A and 11424/002 
(both dated 11.5.2020)

 Floor Plans:  3901-009 PL46 Rev K,3901-009 PL47 Rev G, 3901-009 PL48 Rev K,
3901-009 PL49 Rev K (all dated 20/12/2019)

 Landscaping: GL0519 03K (REV K) dated 16/6/2020

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

3. Noise Attenuation Measures, Continued Monitoring and Verification

In the case of all residential units which share a party wall with the adjoining commercial 
premises (Wyedean Weaving) sound insulation shall be installed and thereafter retained 
at all times in accordance with the details set out in the noise report by Environmental 
Noise Solutions Ltd report reference NIA/8952/20/9021/v1/Haworth dated 4th March 2020. 

On completion of all works of noise insulation as set out above and before first occupancy 
any of the residential units which share a party wall with the adjoining commercial 
premises (Wyedean Weaving) a ‘Verification of Installation of Satisfactory Noise Insulation 
Report’ shall be submitted to and approved in writing by the Local Planning Authority. The 
Verification of Installation of Satisfactory Noise Insulation Report shall include the 
following:

1. The findings of continued post-installation noise monitoring in line with 
BS8233:2014 which shall have been undertaken for a continuous period of not less 
than 3 calendar months.

2. Verification by a suitably qualified noise consultant that the noise insulation 
measures installed met the objectives as set out in the report by Environmental 
Noise Solutions Ltd report reference NIA/8952/20/9021/v1/Haworth dated 4th March 
2020 thereby providing satisfactory living conditions for residents who will occupy 
the residential units sharing a party wall with the adjoining commercial premises.

Reason: To ensure that the proposed residential dwellings are not subject to unacceptable 
noise nuisance, in accordance with policy EN8 of the Core Strategy. 

4. Compliance with details of flood risk assessment

The development shall be carried out in accordance with the submitted flood risk 
assessment, Bridgehouse Mill and Apartments, Ref: 16224-PWA-00-XX-RP-C-1000 P03 
dated May 2020 and the following mitigation measures it details:
 

 Finished floor levels of any habitable accommodation shall be set no lower than 
173.60 metres above Ordnance Datum (AOD)

 Flood resistant and resilient materials shall be set no lower than 600mm above the 
finished floor level. This equates to 174.2 meters above ordnance datum.

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.
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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.

5. Surface Water Drainage

The development shall not begin until details of a scheme for foul and surface water 
drainage have been submitted to and approved in writing by the Local Planning Authority. 
The surface water drainage scheme shall be designed in accordance with the principles 
outlined in the Flood Risk Assessment, Doc. Ref. 16224-PWA-00-XX-RP-C-1000 P03, 
dated May 2020, Appendix C. 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.

(Reason for pre-commencement condition: It is necessary to secure agreement of 
effective drainage measures before commencement, 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. Cycle Storage  

Before any of the dwelling units are first occupied an indoor or outdoor secure cycle 
storage facility shall be fully provided in accordance with a scheme that shall have been 
submitted to and approved in writing by the Local Planning Authority. The secure cycle 
storage facility shall be retained and made available for use at all times thereafter.

Reason: To ensure sustainable travel modes are secured for use by future residents in 
accordance with Core Strategy Policy TR3

7. Landscaping scheme for sitting out space

Within 12 months of the first occupation of any dwelling unit the approved landscaping 
scheme shown on plan reference GL0519 03K (REV K) dated 16/6/2020 shall be fully 
implemented. 

Any trees or plants comprising the approved landscaping becoming diseased or dying or 
which are removed or damaged within the first 5 years after the completion of planting 
shall be removed immediately after the disease/death and a replacement tree or planting 
of the same species/specification shall be planted in the same position no later than the 
end of the first available planting season following the disease/death of the original 
planting.

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

8. Remediation verification

None of the residential units shall be occupied until a Verification Report for the open 
landscaped sitting out space parts of the site has been submitted to and approved in 
writing by the Local Planning Authority. The Verification Report shall include results of 
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sampling, monitoring and any necessary mitigation measures carried out demonstrate that 
all necessary site remediation has taken place on this part of the site in relation to the use 
and purpose of this part of the site which will be used as an open landscaped sitting out 
space by residents.
 
Reason: To demonstrate that the objectives of a satisfactory remediation strategy have 
been achieved and risks from land contamination have been reduced to an acceptable 
level, in accordance with policy EN8 of the Core Strategy and paragraph 178 of the 
National Planning Policy Framework. 

9. Unexpected contamination

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

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

10. Domestic Electric Vehicle Recharging Points 

Before the date of first occupation of any residential unit on the development EV charging 
points shall be provided in accordance with a scheme to be submitted to and approved in 
writing by the Local Planning Authority. The scheme shall meet at least the following 
minimum standard for numbers and power output: -

• One Standard Electric Vehicle Charging Point (of a minimum output of 16A/7kW) for 
every 10 residential parking spaces (both residents and visitor parking).

Reason: To facilitate the uptake and use of low emission vehicles by future occupants and 
reduce the emission impact of traffic arising from the development in line with the 
Council’s Low Emission Strategy, policy EN8 of the Bradford Local Plan and the National 
Planning Policy Framework (NPPF).

11. Highways: Complete all Hard Surfacing Roads etc. 

Before any dwelling unit is first occupied, the proposed means of vehicular and pedestrian 
access hereby approved shall be laid out, hard surfaced, sealed and drained within the 
site in accordance with the approved plans numbered 11424/001A (dated 11.5.2020) and 
11424/002 (dated 11.5.2020) and completed to a constructional specification to be 
approved in writing by the Local Planning Authority. 

Reason: To ensure that a suitable form of access is made available to serve the 
development in the interests of highway and to accord with Policy DS4 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework. 

12. Highways: Complete all Hard Surfacing Servicing Area etc. 

Before any dwelling unit is first occupied, the vehicle service area for loading/unloading, 
including the turning and manoeuvring space, hereby approved shall be laid out, hard 
surfaced, sealed and drained within the site, in accordance with details shown on the 
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approved plans numbered 11424/001A (dated 11.5.2020) and 11424/002 (dated 
11.5.2020). It shall be retained for that purpose whilst ever the development is in use. 

Reason: In the interests of highway safety and to accord with Policy DS4 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework. 

13.  Highways: Complete Parking Areas etc.  

Before any dwelling unit is first occupied, the off street car parking facility shall be laid out, 
hard surfaced, sealed and drained within the curtilage of the site in accordance with the 
approved drawings 11424/002 (dated 11.5.2020). The gradient shall be no steeper than 1 
in 15 except where otherwise approved in writing by the Local Planning Authority. 

Reason: In the interests of highway safety and to accord with Policies TR2 and EN7 of the 
Core Strategy Development Plan Document. 

14.Grampian Condition: Provide Traffic Regulation Order within the Development to 
Protect Service Vehicle Manoeuvres

Before any dwelling unit is first occupied, the off-site highway works shown on drawing 
number 11424/002 (dated 11.5.2020) indicating the PROPOSED 'NO WAITING' TRO 
shall be implemented in full.

Reason: In order to ensure that a safe access is maintained and to mitigate vehicular 
movements in the interest of highway safety and to accord with Policies TR2 and DS4 of 
the Core Strategy Development Plan Document and the National Planning Policy 
Framework.

Informatives

Flood Evacuation Plan

The applicant is advised to produce a flood evacuation plan for the development, and is 
advised to sign up to the flood warning service provided by the Environment Agency.

Signing up to flood warnings

The applicant/occupants should phone Floodline on 0345 988 1188 to register for a flood 
warning, or visit https://www.gov.uk/sign-up-for-flood-warnings. It’s a free service that 
provides warnings of flooding from rivers, the sea and groundwater, direct by telephone, 
email or text message. Anyone can sign up.

Flood warnings can give people valuable time to prepare for flooding – time that allows 
them to move themselves, their families and precious items to safety. Flood warnings can 
also save lives and enable the emergency services to prepare and help communities.

For practical advice on preparing for a flood, visit https://www.gov.uk/prepare-for-flooding.

To get help during a flood, visit https://www.gov.uk/help-during-flood.
For advice on what do after a flood, visit https://www.gov.uk/after-flood.

Any Street Lighting

If your development affects any street lighting columns, please contact Mr A Preece on 
01274 434019 of the Street Lighting Section before building commences.

https://www.gov.uk/sign-up-for-flood-warnings
https://www.gov.uk/prepare-for-flooding
https://www.gov.uk/help-during-flood
https://www.gov.uk/after-flood
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Traffic Regulation Order (TRO)

The off-site highway works shown on drawing number 11424/002 (dated 11.5.2020) will 
require the making of a Traffic Regulation Order. You are advised to contact the John 
Rowley of the Councils Highways Department to discuss the procedure for making the 
Traffic Regulation Order.

 

 


