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1. SUMMARY

The Council owns two brownfield sites in the centre of Keighley on North Street and 
Cavendish Street, being the former Keighley College sites, the buildings have been 
demolished and the North Street site has been temporarily grassed over.  The Council has 
received an ePetition from 1,929 people seeking to keep the North Street site as green 
space.

The petition reads “The demolition of the former Keighley College building at the top of 
Cavendish Street has provided Keighley Town Centre with a fantastic additional green 
space.  It has improved the appearance of the town centre and complements the 
appearance of the nearby Town Hall Square.  In future it could be used to hold family 
events and gatherings and become a place for the community and also provide outdoor 
education opportunities.  It could also be used to plant trees in an effort to reduce harmful 
pollution created by traffic flowing through the town.

There are numerous possibilities and we as a community can influence this by having our 
say. The site is owned by Bradford Council and we are able to petition them to keep it as a 
Green Urban Space”.

This report sets out the history of the site, the implications of keeping the land as green 
space and provides an update on the current proposals for the site, and explains why they 
are so important to Keighley, along with a recommendation to the Executive.

2. BACKGROUND

Bradford Council owns two brownfield sites in Keighley town centre at the corner of North 
Street and Cavendish Street.  The North Street site extends to 0.9 acres. Lord Street 
separates the two sites, with the Cavendish Street site extending to 0.297 acres.  See 
appendix 1, Plan 222 v1 which identifies the location of the two sites edged red.  

There have been buildings on these sites dating back to 1870, starting with the Keighley 
Mechanics’ Institute in 1870, the School of Science and Art Phase 2, 1886-87, North Wing 
Phase 3 1914, Lord Street Extension Phase 4 and c.1932 the North Extension Phase 5.  
Keighley College constructed the most recent building on both sites between 1965-1970, 
and these were occupied by the college until September 2010, with buildings occupying 
the majority of both sites.  The land and buildings were then marketed between 2010 and 
2016 with no interest, and were subsequently demolished in two phases, the buildings on 
the larger North Street site were demolished in 2017, following which the site was then 
grassed over to provide a meanwhile use, and the buildings on the smaller Cavendish St 
site were demolished in 2019, with the surface left with hard core and hoarding retained 
around the site.  Both sites are brownfield sites and have never been designated as public 
realm sites.

Circa 2005, the Airedale Masterplan considered opportunities; in particular, a focus on 
Keighley Town centre and a proposal that Keighley College be relocated and the town 
centre sites redeveloped.  At the time Keighley College received poor Ofsted reports, with 
the College’s aging premises and multi-site operation highlighted as significant factors 
contributing to poor performance.  Keighley College was subsequently taken over by 
Leeds City College, and with the provision of Learning and Skills Council funding, 
developed a new campus adjacent to Keighley railway station.  Additional funding was 



required for the railway station car park and public realm improvements which were not 
part of the college redevelopment, but a benefit to the town.

Yorkshire Forward provided a grant to the Council of £4,114,000 to enable the Council to 
acquire the three properties that had comprised what was the Keighley College campus, to 
include Stamp Duty costs and an allowance for’ Ongoing Management Costs’.  This grant 
funding to the Council to purchase the college buildings was as part of the Government’s 
“Urban Renaissance” agenda. 

In order to secure the funding package, the Council entered into an agreement with 
Yorkshire Forward dated 31st August 2006 (attached as appendix 2 hereafter called the 
Agreement) which, amongst other matters, sets out the obligations of the Council on the 
future use of the sites and any proceeds of sale. The successor body to Yorkshire Forward 
for the purposes of the Agreement is Homes England (HE).

The Agreement is complex, however, the key elements that need to be considered in 
considering this matter are that the Regional Development Agencies Act 1998 gave power 
to Yorkshire Forward to facilitate the following objectives:

1. To further the economic development and regeneration of Yorkshire and the 
Humber;

2. To promote business efficiency, investment and competitiveness in the area;
3. To promote employment in the area;
4. To enhance the development application of skills relevant to employment in the 

area;
5. To contribute to the achievement of sustainable development in the United 

Kingdom.

The Agreement further sets out that –

B. Yorkshire Forward has prepared and published the Regional Economic Strategy 
which sets out an agenda and priorities for achieving the objectives set out above.

C. The Council has requested grant funding from Yorkshire Forward for the Acquisition 
which will be used and/or developed as part of the Airedale Masterplan and other 
projects falling within one or more of the objectives referred to above.

D. Yorkshire Forward has agreed to provide the Grant for the Acquisition subject to 
and on the basis of the terms and conditions as set out in the Agreement.

Further conditions explicit in the agreement are that the Council should –

a. Submit to Yorkshire Forward (now HE) detailed proposals relating to the use and 
development of the property, such proposals falling within one or more of the 
objectives above.

b. Obtain Yorkshire Forward’s (now HE) prior written approval to such detailed 
proposals. 

c. Any proceeds of sale would be returned to Yorkshire Forward (now HE)

The report of the Strategic Director of Regeneration to the meeting of Executive held on 
13th January 2016 sets out the progress made by the Council’s Estates Team on the 
Keighley Public Sector/Community Hub project proposal and required approval to 
progress the project to delivery.  Within the wider One Public Estate Programme initiative, 



the Council, acting as Lead Authority on this collaborative project which included four other 
public sector partners, proposed the consolidation of premises and services across the 
Keighley area into a new build on an existing vacant Council freehold site, to create a 
Community/Public Sector Hub in Keighley Town Centre.

It was envisaged that the Community/Public Sector Hub would provide a ‘one stop shop’ 
health hub in the town centre of Keighley. 

The recommendation was supported, and the principal of delivering the health hub on this 
site remains a commitment by the Council, and planning consent was granted for an 
outline application for public sector hub in July 2016.

Following an increasing number of break-ins and vandalism, and at the time no prospect 
of redevelopment, a decision was taken to demolish the building on the North Street site, 
and this was completed by the end of 2017.  The total cost of demolition was in £403,000.

In February 2018, interest was expressed by West Yorkshire Police to acquire the 
Cavendish Street site for a new town centre police station. Heads of Terms to dispose of 
that element of the ownership were agreed.  

In the latter part of 2019, that building was demolished at a cost of £212,000.

In the latter part of 2020, West Yorkshire Police advised the Council, that the Cavendish 
Street site was too small for their town centre requirement and enquired about siting their 
development on the larger North Street site.  The Council is in on-going discussions with 
the Police to see if their requirement along with the Health & Wellbeing requirements could 
be accommodated adjacent to each other by considering the two sites holistically. 

3.  CURRENT SITUATION 

The need for green spaces in our towns and cities is well understood, in terms of the 
contribution they make to air quality, biodiversity and public health and wellbeing, however 
both of these sites are brownfield and have never been designated as public realm sites.

The sites are not allocated/designated for a specific use in the RUDP, however, they do 
fall within the defined town centre and within the Keighley conservation area, the college 
sites have not been identified as open space, in the Council’s open space audit.

The allocation of land for specific uses in statutory planning policy is being delivered 
through the Bradford District Local Plan.  The Emerging Local Plan has already gone 
through various stages of public consultation and has an extensive evidence base, 
including an Open Space Needs and Demand Assessment completed in August 2020, 
and an Open Space Audit completed in February 2021.  The Draft Bradford District Local 
Plan Policies Map shows the present view of land allocations for specific uses.  All these 
documents and maps are available to view online at the Council’s website.

The draft Local Plan aims to increase greenspace provision through a number of policies 
and by requiring new space to be incorporated as part of new building developments.  This 
along with specific projects to improve the public realm will see additional green spaces 
being provided throughout the District.  The Local Plan recognises the importance of green 
infrastructure in improving the health and well-being of the community as well as providing 



sustainable drainage benefits, helping to mitigate the effects of climate change and 
improving air quality.

The former Keighley College sites were acquired by the Council with funding from 
Yorkshire Forward on the basis that it would be redeveloped for employment use to deliver 
regeneration to Keighley town centre.  The North Street site’s current use is a temporary 
meanwhile use pending redevelopment.  The latest proposal for this has secured funding 
through the Keighley Towns Fund Board, who have had extensive discussions about its 
designation for use as a state-of-the-art health and wellbeing centre. Further consultation 
and engagement will be available through the Towns Fund process. The planning process 
will also offer an opportunity for public engagement and comment on the re-use of the site, 
and the specific design solution proposed for the health and wellbeing centre.

The need for better access to health services, as well as the importance of green spaces, 
were outcomes of the public consultations made by the local Keighley Towns Fund Board 
to inform the creation of the Town Investment Plan.  Keighley has several fantastic green 
spaces, and the Council is committed to maintaining and improving green spaces which 
are accessible to the public. 

Proposed Health & Wellbeing Centre and town centre police station to be developed 
across both sites 

In respect of the current development proposals, Airedale NHS Foundation Trust 
submitted a bid on behalf of a Health Consortium made up of a number of health and care 
partner organisations, to the Keighley Towns Fund to create a centrally located Keighley 
Community Health and Wellbeing Centre.  The fact that the subject site is owned by the 
public sector provides certainty on deliverability - there are no other sites in public 
ownership, which are available on which to deliver this project in the town centre, and a 
site in private ownership will provide an additional layer of risk on deliverability and cost of 
acquisition.

This project will provide a ‘state of the art’ integrated health and wellbeing centre at the 
heart of Keighley, bringing together, within one high-quality, modern flexible facility, the 
best in physical and mental health clinical practice from partners in primary, community 
and secondary care, the local authority and voluntary sector, whilst making the most of 
training & education, workforce, estates and digital technology opportunities.  It is intended 
to be an exemplar hub for others, to drive and demonstrate long term economic and 
productivity growth through investment in the health and wellbeing of our diverse town.

The project builds on the shared commitment of local health and care organisations to the 
‘Act as One’ ethos, working together to provide optimal services to enable our residents to 
thrive.  The case for change is increasing due to growing population needs and increasing 
health inequalities.

The intended health and wellbeing centre, and new model of care it enables will meet the 
needs of the population through a ‘holistic thinking’ approach and offer an alternative to 
the traditional silo approach to addressing physical, mental and social care needs.  
Depending on the scope agreed with local partners, the following services could potentially 
be provided from the centre so residents can have the majority of their needs met closer to 
home.



 GP services including self-care and prevention, extended access, social 
prescribing/care navigation, pro-active care packages for those most at risk of 
admission to hospital

 Community health services including physiotherapy, district nursing, midwifery, 
health visiting, diabetes, stroke rehabilitation classes, podiatry, occupational 
therapy.

 Mental health services
 Dental services
 Community Pharmacy 
 Secondary care services including outpatients and step up/down bed facilities
 Diagnostics
 GP training hub

In order to maximise the development potential of the two former college sites, they are 
being considered as a holistic site opportunity – with health services occupying a large 
part of the site and the balance to be occupied by West Yorkshire Police as their new town 
centre police station.  The combined development would include the potential partial 
closure of Lord Street, currently separating the two sites.  The combined development is 
anticipated to extend to around 6,300 sq m, (of which 5,300 sq m comprises the health 
and wellbeing centre supported by the Towns Fund bid and circa 1,000 sq m to meet the 
needs of West Yorkshire Police).  Although two physically separate developments, they 
would sit alongside each other to provide a range of public sector services in a single 
location.  To date feasibility work has been undertaken, which indicates there is potential 
for the spatial requirements of all parties to be accommodated on the combined sites. 

The Health Consortium, which includes Airedale NHS Foundation Trust, Bradford District 
and Craven CCG, the Modality GP partnership and Bradford District Care Trust considers 
the former college sites to be their preferred town centre location, because of their close 
proximity to the Bus Station, public car parking and other town centre facilities to ensure it 
was as accessible as possible for the residents of Keighley, whilst also driving significant 
regeneration benefits to the town through its development in this location.  The preferred 
location was known by the Town’s Fund Board when they submitted their plan.

Towns Fund Grant

Keighley and Shipley were selected by Government as two of 101 places across England 
eligible for investment through the Towns Fund.  The Towns Fund aimed to support 
regeneration and economic growth in town centres.

The Towns Fund represented an opportunity for a transformational programme of activity 
and investment in town and high street regeneration; promoting the distinctive offer of 
each place, improving the resilience and sustainability of our places and communities and 
contributing to economic growth.  It also provided an opportunity to complement and build 
upon the success of recent schemes in the towns.

The overarching aim of the Towns Fund is to drive the sustainable economic regeneration 
of towns to deliver long term economic and productivity growth.

Following a bidding process at the beginning of 2021, Keighley Towns Fund Board was 
successful in securing government regeneration funding.  Keighley will potentially receive 



£33.6m Towns Fund grants.

The funding will be spent on capital projects designed to improve connectivity, improving 
local land use, making the best use of economic and cultural assets and improving local 
skills and enterprise infrastructure.

The Towns Fund Board submitted a comprehensive Town Investment Plan to the 
government, setting out proposals to rejuvenate the town and bolster economic growth.

Keighley’s bid provided 7 projects for consideration, to include an integrated health and 
wellbeing centre in the heart of Keighley to bring together GP services including self-care 
and prevention, as well as community care, mental health, dental care services, a GP 
training hub and other related healthcare services.

Whilst not specifically identified for the purposes of the bid, the subject site on North 
Street/Cavendish Street has been selected as the preferred location for this development 
by the Health Consortium and this was understood by the Towns Fund Board when 
submitting their Town Investment Plan.

Since confirmation of the bid being successful, a working party of stakeholders has been 
established as the “Keighley Health and Wellbeing Centre Project Board” to prepare a 
business plan and design to RIBA Stage 2, for submission to government by no later than 
June 2022, to support the initiative.  Key stakeholders in the project include NHS England; 
Airedale NHS Foundation Trust; Bradford District Care NHS Foundation Trust; 
Wharfedale, Airedale & Craven Alliance; Affinity Care and Bradford Council.  West 
Yorkshire Police also sit on the board, as it is proposed that their new police town centre 
building will sit within the overall development, but will be independently financed. 

The Project Board is committed to delivering a high quality design, due to it being a 
landmark development site in Keighley town centre; within a conservation area. 

This Board meets every month to drive this development forward.  The detailed 
specification and size of scheme is to be established, however it is envisaged that the 
combined development could be in excess of 6,000 sq.m (65,000sq ft).

Following confirmation that the Consortium’s bid had been successful in the first round of 
the Towns fund application, it now has circa 9 months remaining in which to complete a 
Treasury Green Book Evaluation of the site, in order to secure the Keighley Towns Fund 
Grant.

The Bradford and Airedale Estate Partnership have been appointed as lead design 
consultant by the Project Board to progress the design and Business case to RIBA Stage 
2, under the following approximate programme:       

– Stakeholder Engagement – confirmation of tenant requirements 
by end Nov 21

– Design process – October to end Dec 21
– Design Freeze – 17th January 21

• Outline Business Case Oct 21 – March 22



– Strategic - outlining the case for change, policy drivers, 
Investment objectives and outcomes, stakeholder analysis 

– Economic – Options appraisal, economic benefits and costs, VfM 
assessment, impacts and sensitivity analysis

– Financial – Summary of costs, funding sources, financial risk and 
mitigation

– Commercial – feasibility of project, contractual issues and 
approach, identification of delivery options. Workshop Jan 22

– Management – governance, timeline etc.

The design and Business Case to be submitted to the Council by April 2022, for evaluation 
prior to submission to the Government by June 2022.

4. OTHER CONSIDERATIONS

The Council entered into a legally binding grant agreement with Yorkshire Forward, and 
the purpose of that Agreement was to allow for the release of Government funding via the 
Yorkshire Forward Agency that facilitated the development of the new Keighley College 
campus. The grant provided under the Agreement paid for the acquisition of the former 
college buildings to ensure that their future development, and the grants provided, would 
fulfil the statutory obligations of the Agency.  As summarised above and relating to 
economic regeneration and the creation of jobs and skills.  Furthermore, the Council is 
required under the Agreement to seek consent from Yorkshire Forward (now HE) to the 
proposed use.

The Council has an on-going dialogue with HE in order to keep them advised on progress 
and options available. This included the progress on the Health & Wellbeing centre 
together with and a dialogue in respect of the ePetition to retain the land as green space.  
The Council received a response from HE on 22nd September 2021 which advised that 
“Homes England would be unlikely to support the Council bringing forward a public open 
space scheme at the Property. This action would likely be treated as an Event of Default 
and would entitle Homes England to follow the Termination mechanism under the Funding 
Agreement and pursue against the Council the various remedies available under clause 
15 of the Agreement”.  

Please note that the remedies available to HE under clause 15 of the Agreement include 
clawback of part or all of the grant funding or alternatively HE can direct the Council to sell 
the land to HE for £1 (the Council will be responsible for any SDLT payable) or HE could 
direct that Council sell the land on the open market for best consideration with all proceeds 
of sale to be paid to HE

Whilst the Council has not made formal request to HE for the future use of the land as 
green space, the HE’s response to the Council’s initial enquiry provides a clear indication 
that such a request would likely be rejected.  If the Council were to proceed, HE would 
seek legal remedy which would have significant financial implications for the Council.

It should also be noted that HE acknowledges the potential delivery of a public sector 
health centre on the site. It is proposed to seek formal consent to that use once a design 
to RIBA Stage 2 has been achieved. 

The Public Sector Health and Wellbeing centre has been a commitment from the Council 



for some years.  The site is owned and is in the control of the Council, and to that extent 
the site can be delivered, which introduces a degree of certainty to the process that would 
not be available to sites in private ownership. Failure to deliver the scheme could lose the 
opportunity to address health inequalities in Keighley and the potential to concentrate 200 
jobs, 50 of them new, into the town centre, thereby aiding regeneration of the town centre.

5. FINANCIAL & RESOURCE APPRAISAL

It should be noted from the foregoing that if the Council were to proceed with the site as 
“green space” that under the terms of the Yorkshire forward funding agreement, HE would 
likely treat that “as Event of Default and would entitle Homes England to follow the 
Termination mechanism under the Funding Agreement and pursue against the Council the 
various remedies available under clause 15 of the Agreement”.  

The remedies available to HE under clause 15 of the Agreement include clawback of part 
or all of the grant funding or HE can direct the Council sell the land to HE for £1 (the 
Council will be responsible for any SDLT payable) or HE could direct that Council sell the 
land on the open market for best consideration with all proceeds of sale to be paid to HE

The amount of funding provided to the Council under Agreement was £4,114,000.  If HE 
required clawback of the entire amount of the grant the cost would be significant for the 
Council.  In addition, the Council would also suffer severe reputational damage by being in 
breach of the Agreement that involved the provision of Government grant funding for 
specific purposes.

6. RISK MANAGEMENT AND GOVERNANCE ISSUES

Under the terms of the Agreement, the Council requires consent from HE for the proposed
use of the sites.  If HE are not prepared to provide consent to the use, the Council would
be in breach of the Agreement if it continued with a use which was not approved by HE.

There are significant risks for the Council should it be in breach of the Agreement given
the remedies available to HE which include clawback of part or all of the grant funding plus
interest as prescribed in the Agreement or alternatively HE can direct the Council sell the
land to HE for £1 (the Council will be responsible for any SDLT payable) or HE could direct
that Council sell the land on the open market for best consideration with all proceeds of
sale to be paid to HE.
           
The amount of funding provided to the Council under Agreement was £4,114,000. So if HE 
required clawback of the entire amount of the grant the cost would be considerable for the 
Council. Alternatively, if HE directed that the land is sold to them for £1 or sold on the open 
market, the Council will have little control over the future use of the sites. 

In addition, the Council would also suffer severe reputational damage by being in breach 
of the Agreement that involved the provision of Government grant funding for specific 
purposes.

Consideration would also need to be given to the potential risks of the Towns Fund grant 
allocation for the Health & Wellbeing Hub of circa £3.4m.

7. LEGAL APPRAISAL



The Council is not free to deal with the sites as it wishes given the contractual obligations 
it has under the Funding Agreement with Yorkshire Forward as detailed in this report. The 
successor body for Yorkshire Forward for the purposes of the Agreement is Homes 
England (HE).

The amount of grant funding provided to the Council under the Agreement was £4,114,000 
for the acquisition of the properties being the former site of Keighley College, the 
Agreement included provisions covering future use and development of the properties 
which include economic, employment and regeneration objectives as detailed in the 
Agreement. 

Under the terms of the Agreement any change of use of the property or implementation of 
any planning permission requires HE’s prior written consent, such consent is at the 
absolute discretion of HE. 

If HE are not prepared to provide consent to a particular use proposed by the Council, the
Council would be in breach of the Agreement if it continued with a use which was not
approved by HE.

The Agreement provides a number of remedies for HE should the Council fail to comply 
with its obligations under the Agreement which would be considered as “an Event of 
Default” by the Council which entitles HE to serve a Termination Notice on the Council.

The remedies available to HE on service of a Termination Notice include clawback of part
or all of the grant funding plus interest as prescribed in the Agreement or alternatively HE
can direct the Council sell the land to HE for £1 (the Council will be responsible for any
SDLT payable) or HE could direct that Council sell the land on the open market for best
consideration with all proceeds of sale to be paid to HE.
           
If HE required clawback of the entire amount of the grant the cost would be considerable
for the Council. Alternatively, if HE directed that the land is sold to them for £1 or sold on
the open market, the Council will have little control over the future use of the sites. 

8. OTHER IMPLICATIONS

8.1 SUSTAINABILITY IMPLICATIONS

There are no sustainability issues at this time.

8.2 GREENHOUSE GAS EMISSIONS IMPACTS

There are no greenhouse gas emission implications at this time.

8.3 COMMUNITY SAFETY IMPLICATIONS

There are no community safety implications at this time.

8.4 HUMAN RIGHTS ACT

There are no Human Rights issues at this time.



8.5 TRADE UNION

There are no trade union implications at this time.

8.6 WARD IMPLICATIONS

The sites sit within the Keighley Central ward.

8.7 IMPLICATIONS FOR CORPORATE PARENTING

None

8.8 ISSUES ARISING FROM PRIVACY IMPACT ASSESMENT

Not applicable.

9. NOT FOR PUBLICATION DOCUMENTS

None

10. OPTIONS

1. To accept the ePetition and retain the North St site as green space. 

2. To reject the ePetition and progress with the proposal for the development of the 
Health and Wellbeing centre on the sites as detailed in this report.

11. RECOMMENDATIONS

To reject the ePetition and progress with the proposal for the development of the 
Health and Wellbeing centre on the sites as detailed in this report.

12. APPENDICES

1. Appendix 1 – Sites plan. 
2. Appendix 2 - Yorkshire Forward Funding Agreement dated 31st August 2006
 

13. BACKGROUND DOCUMENTS

None


