
 

 
Report of the Assistant Director (Planning, 
Transportation & Highways) to the meeting of 
Regulatory and Appeals Committee to be held on 27th 
October 2022             
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Subject:   
This is a Reserved Matters application requesting consideration of appearance, 
landscaping, layout and scale for 53 dwellings, associated car parking, landscaping 
and areas of public open space (pursuant to outline approval 15/00378/MAO) on the 
Former Station Yard, New School Lane, Halifax Road, Cullingworth, Bingley. 
 
Summary statement: 
The Application is a Reserved Matters application seeking approval of the details 
relating to appearance, landscaping, layout and scale following the granting of outline 
planning permission under reference 15/00378/MAO. The layout in terms of the number 
of units (53) accords with the outline planning permission and is such that it minimises 
the potential impact on the residential amenities of the occupiers of the dwellings 
adjacent to the site. The dwellings in the northern section of the site are located a 
sufficient distance away from the joint boundary with the commercial premises 
(operated by HFC Poultry) to the north such that the impact of the operations on the 
future residents should be minimised.  
 
Overall the layout and design of the proposed dwellings are considered to be 
acceptable. 
 
A Section 106 Legal Agreement has been signed which will secure the payment of a 
commuted sum of £46,000 towards off-site habitat improvements in order to meet the 
Biodiversity Net Gain requirements. 
 
Overall it is considered that the, subject to the recommended conditions and the Legal 
Agreement, the proposal is acceptable. 
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1. SUMMARY 
 
This is a Reserved Matters application requesting consideration of appearance, 
landscaping, layout and scale for 53 dwellings, associated car parking, landscaping 
and areas of public open space (pursuant to outline approval 15/00378/MAO) on the 
Former Station Yard, New School Lane, Halifax Road, Cullingworth, Bingley. 
 
2. BACKGROUND 
 
Attached at Appendix 1 is the Technical Report of the Assistant Director (Planning, 
Transportation and Highways). This identifies the material considerations relevant to 
the application. 
 
3. OTHER CONSIDERATIONS 
 
All considerations material to the determination of this planning application are set     
out in Appendix 1. 
 
4. FINANCIAL & RESOURCE APPRAISAL 
 
The presentation of the proposal is subject to normal budgetary constraints.   
 
5. RISK MANAGEMENT AND GOVERNANCE ISSUES 
 
No implications. 
 
6. LEGAL APPRAISAL 
 
The determination of the application is within the Council’s powers as the 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 
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 section149 duty but it is not considered there are any 
issues in this regard relevant to this application.  
 
 



 

7.2 SUSTAINABILITY IMPLICATIONS 
 
No significant issues raised. The site is located within a sustainable location in that it is 
within walking distance of facilities including retail, employment and recreation facilities.  
 
7.3 GREENHOUSE GAS EMISSIONS IMPACTS 
 
A condition was attached to the outline planning permission (Ref: 15/00378/MAO) 
which secured the provision of an electric vehicle charging point for each dwelling with 
a dedicated parking space, in accordance with the Council’s Low Emissions Strategy.  
 
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. Building 
Regulations Approved Document Q relates to Secured by Design issues for the 
individual dwellings.  
 
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 
 
Ward members have been fully consulted on the proposal and it is not considered that 
there are any significant implications for the Ward itself. 
 
7.8 AREA COMMITTEE ACTION PLAN IMPLICATIONS  
 
None. 
 
7.9 IMPLICATIONS FOR CHILDREN & YOUNG PEOPLE 
 
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 contained 
within Appendix 1, or refuse the application. 
 
If the Committee decide that planning permission should be refused, they may refuse 
the application accordingly, in which case reasons for refusal will have to be given 
based upon development plan policies or other material planning considerations.  
 
10.  RECOMMENDATIONS 
 
The application is recommended for approval, subject to the conditions included with 
Appendix 1. 
 
11.  APPENDICES 
 
Appendix 1 Technical Report.   
 
12. BACKGROUND DOCUMENTS 
 
National Planning Policy Framework  
Core Strategy 
Replacement Unitary Development Plan 
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Appendix 1 
27th October 2022 
 
Ward: Bingley Rural 
Recommendation: 
APPROVE THE RESERVED MATTERS SUBJECT TO A SECTION 106 LEGAL 
AGREEMENT 
 
The heads of terms of the Legal Agreement are: 
 
1. Payment of a commuted sum of £46,000 as a Biodiversity Net Gain 
contribution. 
 
Application Number: 
20/04591/MAR 
 
Type of Application/Proposal and Address: 
This is a Reserved Matters application requesting consideration of appearance, 
landscaping, layout and scale for 53 dwellings, associated car parking, landscaping 
and areas of public open space (pursuant to outline approval 15/00378/MAO) on the 
Former Station Yard, New School Lane, Halifax Road, Cullingworth, Bingley. 
 
The outline planning application (Ref: 15/00378/MAO) was presented to the regulatory 
and Appeals Committee on the 11th August 2015 where it was resolved “that the 
Reserved Matters Application be submitted to this Committee for consideration”. 
 
Applicant: 
Mr Alastair Cliffe (Berkeley DeVeer) 
 
Agent: 
N/A 
 
Site Description: 
The site comprises a rectangular piece of land located to the west of Cullingworth 
Primary School and to the south of an industrial premise (HCF Poultry). Adjacent the 
north eastern section of the site is recreational lad (bowling green). Residential 
development exists to the west and south/south east of the site which is a mix of 
bungalows and two storey dwellings. The site is elevated from the surrounding 
residential development. 
 
A narrow strip of woodland running in an ‘L’ shape alongside the southern and western 
boundaries is identified as the Thornton-Cullingworth disused Railway wildlife corridor 
(S/NE9.55). The route of ‘the Great Northern Trail’ (GNT) dissects the southern portion 
of this woodland and turns at a right angle to the southwest of the site to run in a 
general south- easterly direction emerging onto the B6144 (Cullingworth Road). 
Vehicular access to the site is via New School Lane in the south eastern section of the 
site.  
 
Relevant Site History: 
Outline planning permission was granted on the 29th March 2017 under reference 
15/00378/MAO for the construction of a residential development of up to 53 dwellings 
including associated open space and infrastructure (access only). A Section 106 Legal 
Agreement was attached to the planning permission with the heads of terms being as 
follows: 
 



 

• Payment of the full education contribution of £226,920 towards primary and 
secondary facilities in this ward and the adjacent wards.  

• Off-site connections/works – contribution amount £20,000 – to be used to improve 
access to provide appropriate linkages and upgrades from the development site 
(and the route of the Great Northern Trail route proposed within it) onto the existing 
Great Northern Trail. Monies to be spent within 100m of the red line boundary of the 
site.  

• The provision of a cycle way through the site. Direction signs, bench seats and litter 
bins should also be provided along with suitable lighting of the route. Maintenance 
of the cycle way should also be undertaken. The cycleway works to be provided in 
accordance with a timetable agreed by the Local Planning Authority  

• To provide public open space on the site and provision of management plan to 
maintain that space  

• To enter into a 278 highway works agreement for the following works:-  
- A raised table at the junction between the site access, New School Lane and the 
existing route of the GNT (including realignment of the trail where required).  
- A new footway at the roundabout junction between the site access and New 
School Lane in order to provide connectivity with existing footways on New School 
Lane.  
- A turning head to the northern end of the site which is suitable to allow a refuse 
vehicle to enter/exit in forward gear.  
- The extension of the GNT to provide a new pedestrian/cycle route along the 
western boundary of the site connecting with Turf Lane.  
- A pedestrian refuge and tactile paving at the junction of Halifax Road and New 
School Lane 

 
The Shipley Area Planning Panel resolved to grant planning Permission under 
reference 08/02494/FUL for the demolition of the existing building and construction of 
54 residential units, access roads, landscaping and extension of the Great Northern 
Trail cycle path subject to conditions and a S106 legal agreement. The legal agreement 
was never completed therefore the application was deemed withdrawn. The details of 
the S106 agreement were to include monies towards education provision, monies 
towards public transport services, affordable housing, the provision and phasing of the 
Great Northern Trail and to enter into a s278 highway works agreement.  
 
An Outline planning application was refused on the 10th March 2009 under reference 
07/08825/OUT for the demolition of the existing buildings and construction of a nursing 
home development (Class C2) of up to 60 bedrooms and associated infrastructure. The 
reason for refusal was as follows: 
 
The proposed Nursing Home would be located immediately adjacent to an established 
chicken slaughterhouse/meat processing factory that generates significant noise and 
odour nuisance. The existing and proposed uses are incompatible and this location 
cannot provide an appropriate, quality setting for a Nursing Home development or offer 
a reasonable standard of amenity for prospective occupants who would be subject to 
noise and odour nuisance. Mitigation proposals suggested by the applicant are not 
considered detailed or robust enough to convince the Local Planning Authority that 
odour and noise nuisance problems can be satisfactorily overcome so as to ensure an 
adequate standard of amenity for future occupants. The proposal is unacceptable 
having regard to Polices P7, D1 and UR3 of the Replacement Unitary Development 
Plan (2005). 
 
 
 



 

The National Planning Policy Framework (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; 

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. 
 
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 Allocations and Area Action Plan development plan 
documents. The site is not allocated for any specific land-use in the RUDP. Running 
along the western and southern boundaries of the site is the Great Northern Trail (Ref: 
S/TM20.6). Accordingly, the following adopted saved RUDP and Core Strategy policies 
are applicable to this proposal. 
 
Replacement Unitary Development Plan Policies: 
TM20 Cycleway Improvements 
 
Core Strategy Policies: 
SC9 Making Great Places 
TR1 Travel Reduction and Modal Shift 
TR2 Parking Policy 
TR3 Public Transport, Cycling and Walking 
H05 Density of Housing Schemes 
H08 Housing Mix 
H09 Housing Quality 
EN1 Protection and Improvements in Provision of Open Space and Recreation 
Facilities 
EN2 Biodiversity and Geodiversity 
EN5 Trees and Woodlands 
EN7 Flood Risk 
EN8 Environmental Protection 
DS1 Achieving Good Design 
DS2 Working with the Landscape 
DS3 Urban Character 
DS4 Streets and Movement 
DS5 Safe and Inclusive Places 
 
Parish Council: 
Cullingworth Parish Council have objected to the proposal and have stated the 
following: 



 

 
Background: 
Proposed extension of Great Northern Trail (walkway and cycleway) gives rise to loss 
of privacy, overlooking and security issues for Turf Court, Mowbray Close, Turfden and 
Turf House as they run parallel to the proposed route. The houses on Turf Court and 
Mowbray Close are bungalows with Turfden and Turf House being of two storey build. 
The proposed walkway/cycleway and development is elevated and in 2008 the 
Developers at that time agreed, (following consultation with the residents), that the 
walkway and cycleway trail should follow the old railway track bed, (also GNRF's 
recommendation), which is beyond a fence on the brownfield site some distance away 
from the homes, thereby allowing some level of security/privacy. They also agreed to 
supply security fencing and/or bunding etc. This served to allay residents fears and 
they were 
grateful that the developers took the concerns on board. 
 
However, in 2015 to maximise the build potential the 'goalposts' were moved and the 
proposed site layout showed that the plan was to develop the old railway siding, which 
is elevated to the rear of the homes on Mowbray Close, Turf Court and Turf Lane and 
was only a few feet from back gates and gardens. 
 
In 2017 planning permission was granted for Landscape bund and acoustic fence with 
no mention of the GNT extension proposal. Therefore, no objections were raised. 
 
Concerns: 
Screening provided should be robust, have an immediate effect and shrubs, trees and 
plants need to be semi mature specimens. There needs to be an assurance that as 
many mature trees will be retained as is possible. 
 
Security and privacy: this is a material planning consideration, as this will be seriously 
compromised along Turf Court /Mowbray Close / Turfden and Turf House. Those using 
the proposed extension of the Great Northern Trail would be able to see directly down 
into gardens, and properties, including bedrooms, for the properties that back onto the 
proposed trail. 
 
A further security issue is the proposed exit of GNT extension onto Turf Lane. This area 
is farmland and not overlooked therefore it could be used as an escape route, without 
individuals being seen. 
 
Crime statistics show that the majority of burglaries occur to the rear of a property 
where surveillance is minimal. This was a concern to West Yorkshire Police in 2015. 
 
Overlooking and privacy Highfield Terrace residents, also affected by the development, 
are being assured of secure fencing. Turf Court and Mowbray Close areas need the 
same assurances. As both areas are public open spaces. 
 
The properties on Turf Court/Mowbray Close are bungalows, with the proposed 
cycleway being on a raised plateau. The distance from the embankment to the windows 
of houses on Mowbray Close is just 5.7 metres. 
 
Local Plan for the Bradford District Core Strategy Development Plan; Safe and 
inclusive places; Policy DS5 states developments need to be designed to ensure a safe 
and secure environment and reduce the opportunities for crime and not harm the 
amenity of existing or prospective users and residents. 
 



 

Housing design: We note that there will be a mix of 2 and 2.5 storey. As homes on Turf 
Court / Mowbray Close are bungalows and as stated above, the development is 
elevated, residents are obviously concerned they may be being overlooked, in 
particular, by a 2.5 storey build. Turfden also shares the same concerns. 
 
Bradford Lead Local Flood Authority (LLFA) comments:- The latest Planning Layout 
drawing appears to be in line with the flood risk/drainage conditions attached to the 
Outline Planning approval. However, the proposed foul and surface water drainage 
scheme, as illustrated on Drawing Nos. AMA/20634/D100/P01 and 
MA/20634/D101/P01, should NOT be approved at this time. 
 
The following, additional, information is required 1) Discharge Point, 2) Discharge Rate: 
Prior to the commencement of development on the site, an investigation of the site to 
determine the extent of any land drainage network shall be undertaken. The details of 
the investigation, and the proposals for dealing with any water courses, culvert, land 
drainage that are affected by the proposed development shall be submitted in writing 
within 3 months from the commencement of any development on the site. The 
approved scheme shall subsequently be implemented in accordance with the approved 
details before the development is completed. The scheme shall also include details of 
how the scheme shall be maintained and managed after completion. 
 
Reason: To prevent the increased risk of flooding, to improve and protect water quality 
and improve habitat and amenity and to accord with policy NR16 of the Replacement 
Unitary Development Plan. 
 
Future flood risk: There are already flooding issues on Halifax Road near The Vicarage 
and Highfield Terrace and there are also drainage issues. Flooding is an ongoing 
occurrence which has not been rectified and this will be exacerbated by the 
development. 
 
Adding to our future flooding concerns is a number of trees would need to be removed 
to adequately accommodate the development and GNT extension. 
 
Trees listed so far: - T2 Sycamore - T3 Sycamore - T4 Ash - T5 Apple - T6 Cherry - G7 
Willow - T8 Ash - G9 Willow, Ash, Sycamore Four stems from southern end of group 
G11 Goat Willow, Holly - G14 Ash, Holly, Willow - T15 Ash - G17 Cypress, Ash, Goat 
Willow - G22 Goat Willow - G23 Goat Willow, Sycamore - G24 Sycamore, Goat Willow 
Eleven stems from group G25 Goat Willow, Willow, Holly, Ash Eight stems from group 
T26 Ash. 
 
Trees T16 and T20 are poor quality specimens and therefore recommended for 
removal on arboricultural grounds. 
 
The developer also states: Relationships between trees and other objects such as 
buildings are rarely static and can at times change quite unpredictably. 
 
We are concerned the GNT will require many more trees to be lost. in its development. 
 
Rights of way: If building works mean that the public right of way cannot be kept open 
because of safety hazards, a temporary diversion or closure order must be obtained. If 
planning permission is granted, no new stiles, gates, barriers or other structures can be 
erected on or across a public right of way without prior approval from the Council's 
Rights of Way Section. If works alongside the public footpaths/bridleways present a 
danger to path users the affected section should be fenced off with safety netting. 
 



 

The surface of the footpath should not be disturbed, however, if damage to the public 
footpaths/bridleways caused by development works does occur, it must be promptly 
repaired by the applicant at their expense. 
 
Department of Health and Wellbeing commented: They found no reference to the 
proposed arrangements for provision of EV charging points. The applicant should 
ensure this matter is given due consideration and details of the proposed scheme 
provided. It is the responsibility of the developer to ensure that the provision of EV 
charging is adequately incorporated in to the design. 
 
Conclusion: The Village Council is in favour of the main housing development 
proposed. However, we are considering the whole planning application and feel the 
plans for developing the GNT need to be readdressed. 
 
Cullingworth residents and visitors already have a perfectly good cycle path /walkway in 
existence, running parallel to the development. It connects with the main Great 
Northern Trail and runs along the west side of the Primary School into Cullingworth 
recreation ground and exits along Highfield Terrace with access to Station Road and 
Turf Lane. The proposed site for the GNT extension is, at present, a wildlife haven and 
corridor. This would be decimated if the development goes ahead, as the plan is to lay 
3m tarmac with a metre land either side. This area, we believe cannot accommodate 
this width and needs to be urgently reviewed. 
 
What is the benefit/or need of a second cycle way, with an investment of £20,000+, 
required? 
 
Therefore, Cullingworth Village Council recommends Refusal. 
 
Publicity and Number of Representations: 
The application was publicised by press notice and neighbour notification letters. The 
expiry date for the publicity exercise was the 25th December 2020. 
 
As a result of the publicity exercise 18 representations has been received objecting to 
the proposal whilst 1 representation has been received making comments on the 
proposal but accepting the principle of the development.  
 
Summary of Representations Received: 
Residential amenity: 
• Loss of privacy to existing properties due to land levels 
• The landscaping takes time to mature and there are no plans in the meantime to 

protect privacy 
• The additional lighting to the path will cause light pollution to the residents 
• A working dialogue with the residents is requested to ensure privacy/security of 

adjacent properties is maintained 
 
Highway safety: 
• Increase in traffic 
• The proposed cycleway doesn’t add anything to the area 
• The drawings for the proposed cycleway / walkway are aspirational and do not 

reflect its current topography 
• The site will not be able to accommodate the full width of the cycleway and grass 

verge 
• The path/cycleway should follow the original track bed and not the railway siding 
 



 

Drainage: 
• A drain exists within the site that hasn’t been noted in the application 
• There are a number of natural springs in the site that haven’t be noted 
• During extreme weather conditions houses on Turf Court have flooded, the 

development will make this worse 
• Tarmac replacing the woodland - where will the water go? 
 
Trees: 
• The proposed path will cause the loss of a significant stretch of woodland 
 
Secured by design: 
• The additional accesses to the cycle route adjacent to existing properties will 

compromise security to the existing residents 
• It will increase the level of anti-social behaviour in the area 
 
Air Quality: 
• Increase in pollution from traffic 
 
Wildlife: 
• The loss of the woodland will impact on the wildlife in the area 
 
Other issues: 
• The residents were not approached at any time by representatives of Bradford 

Council  
• Two requests were made to meet with the developers and were refused 
 
Consultations: 
Environmental Protection Air Quality – Subject to future submission of a suitable CEMP 
and EV charging scheme I have no local air quality management objections to this 
application 
 
Environmental Protection Nuisance – Unable to comment on the application as there is 
insufficient up to date information with regards to potential nuisance although it is 
accepted that HFC is now subject to Environment Agency Inspection and it is assumed 
that noise, odour and dust will have been improved at the site 
 
Environmental Protection Land Contamination – No objection to the proposal subject to 
the imposition of appropriate conditions relating to, amongst other things, the 
preparation of a proportionate phase 2 site investigation and risk assessment, the 
preparation of a detailed remediation strategy and the subsequent submission of a 
remediation verification report 
 
Yorkshire Water Land Use Planning – No comments to make on the application 
 
Environment Agency Planning Liaison – No objection to the principle of the 
development. The adjacent development (HFC Poultry) is subject to an environmental 
permit which is issued and regulated by the Environment Agency but the site is still a 
source of occasional noise and odour reports 
 
Lead Local Flood Authority – No objection to the proposal as the drainage matters are 
covered by conditions attached to the outline planning permission 
 
Airedale Drainage Commissioners – No comments to make as the site is outside the 
consultation area 



 

 
Landscape Design Unit – No objection to the principle of the development as it is 
considered that the scheme is adequate but with some more thought should be given 
into the detail design of the external works which would significantly improve the 
character of the site 
 
Trees Section – No overall objection to the proposal but comments made on the layout 
 
Biodiversity Team – No objection to the proposal 
 
The Great Northern Railway Trail Development Group – Welcomes the inclusion of the 
cycleway across the development. Details in regard to the construction standards and a 
future maintenance plan still needs to be submitted to the Council, Sustrans and the 
GNRTDG. We feel details of security fencing and adequate screenage, including 
mature planting, needs to be submitted to protect properties on the Western Boundary. 
Retaining as much of the existing vegetation would be welcomed 
 
Rights of Way – No objection to the proposal and is pleased to see the Great Northern 
Trail being incorporated into the development 
 
Highways – No objection subject to the imposition of conditions relating to the provision 
of the access and the retention of the garages 
 
West Yorkshire Combined Authority (Highways) – No objection to the principle of the 
development but seek that, in order to encourage the use of public transport, the 
Developer should provide a bus shelter at local bus stop (No. 20075) at a cost of 
£13,000 together with the provision of a bus only MetroCard Scheme for the future 
residents at a cost of £27,109.50p 
 
West Yorkshire Police – No objection to the principle of the development 
 
Education and Learning – Based on the most recent census data, the above housing 
development is unlikely to cause significant concerns on where children of families 
coming to reside in the development might attend school 
 
Sport & Leisure – Whilst the proposed development will have a moderate impact on the 
surrounding facilities due to 53 new residential units, a financial contribution will be 
sought from the CIL funds to help mitigate these impacts. No objection is therefore 
raised to the development. However, 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 
 
Summary of Main Issues: 
1. Principle of development 
2. Visual amenity 
3. Residential amenity 
4. Highway safety 
5. Drainage 
6. Trees 
7. Secured by design 
8. Contaminated land 
9. Air Quality 



 

10. Biodiversity 
11. Other issues 
 
Appraisal: 
The proposal relates to a residential development of 53 dwellings with a breakdown in 
dwelling sizes of 24x3 bed, 25x4 bed, and, 4x5 bed. The layout of the development 
comprises a mix of detached, semi-detached and terraced dwellings. Vehicular access 
to the site is via New School Lane in the south eastern section of the site.  
 
1. Principle of development 
 
Paragraph 7 of the National Planning Policy Framework states that the purpose of the 
planning system is to contribute to the achievement of sustainable development. At a 
very high level, the objective of sustainable development can be summarised as 
meeting the needs of the present without compromising the ability of future generations 
to meet their own needs. Paragraph 8 goes onto state that achieving sustainable 
development means that the planning system has three overarching objectives, which 
are interdependent and need to be pursued in mutually supportive ways and these 
include identifying and co-ordinating the provision of infrastructure (economic objective) 
and by fostering a well-designed and safe built environment, with accessible services 
and open spaces that reflect current and future needs and support communities’ health, 
social and cultural well-being (social objective) and, to contribute to protecting and 
enhancing our natural, built and historic environment; including making effective use of 
land, helping to improve biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, including moving to 
a low carbon economy (environmental objective) .  
  
Paragraph 11 of the National Planning Policy Framework states that development 
proposals should be determined in accordance with an up-to-date development plan 
without delay. 
 
One of the aims of the Core Strategy is to achieve sustainable housing growth and to 
achieve this, the following principles apply: 
 
• Distribute housing growth in a way which reflects accessibility to jobs and services 
and supports the role of Bradford as a Regional City 
• Prioritising, wherever possible, the use and recycling of previously developed land 
and buildings 
• Making most efficient use of land recognising that it is a scarce resource and thus 
setting challenging but achievable density targets for developers to achieve 
• Ensure that development provides an appropriate mix of housing to fulfil the needs 
and aspirations of the Districts current and future populations 
• Ensure that housing development meets high standards of construction and design 
• Making adequate provision for affordable housing and ensuring that the housing is of 
the size, type and tenure to address the most pressing needs of those who cannot 
access market housing 
 
Policy HO5 of the Core Strategy states that states that in order to meet both the 
objectives of delivering housing growth and managing that growth in a sustainable way 
developers will be expected to make the best and most efficient use of land. Densities 
should normally achieve at least a minimum density of 30 dwellings per hectare 
although higher densities would be possible in areas well served by public transport.  
 
Policy HO6 of the Core Strategy states that in order to meet both the objectives of 
delivering housing growth and managing that growth in a sustainable way the Council 



 

will give priority to the development of previously developed land and buildings. It also 
states that District wide there should be a minimum of 50% of total new housing 
development over the Local Plan period will be on previously developed land.  
 
Policy HO8 of the Core Strategy states that the Council will ensure that a mix and 
balance of housing is provided to meet the needs of the District’s growing and diverse 
population. All large sites will be expected to incorporate a mix of housing types, sizes, 
prices and tenures and the mix should be based on both market demand and evidence 
of local need within the District’s SHMA. 
 
The principle of residential development on the site has previously been accepted 
through the grating of outline planning permission on the 29th March 2017 under 
reference 15/00378 /MAO.  
 
The quantum of development (53 dwellings) is the same number as approved under 
the outline permission and is considered to be acceptable. In terms of the breakdown of 
dwelling sizes will be 24x3 bed, 25x4 bed, and, 4x5 bed which provides an acceptable 
mix of dwelling sizes. It is considered that policies HO5 and HO8 are satisfied through 
the design and number of units.   
 
Overall therefore, it is considered that the principle of the development is acceptable 
subject to detailed consideration in the following paragraphs.   
 
2. Visual amenity 
 
The National Planning Policy Framework states in paragraph 126 that the creation of 
high quality buildings and places is fundamental to what the planning and development 
process should achieve. Good design is a key aspect of sustainable development, 
creates better places in which to live and work and helps make development 
acceptable to communities. Paragraph 130 states that 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 users46; and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience. 
 
Paragraph 134 states that development that is not well designed should be refused, 
especially where it fails to reflect local design policies and government guidance on 
design, taking into account any local design guidance and supplementary planning 
documents which use visual tools such as design guides and codes. Conversely, 
significant weight should be given to: 



 

 
(a) development which reflects local design policies and government guidance on 
design, taking into account any local design guidance and supplementary planning 
documents which use visual tools such as design guides and codes; and/or 
 
(b) outstanding or innovative designs which promote high levels of sustainability, or 
help raise the standard of design more generally in an area, so long as they fit in with 
the overall form and layout of their surroundings. 
 
Policy DS1 of the Core Strategy states that planning decisions should contribute to 
achieving good design and high quality places through, amongst other things, taking a 
holistic, collaborative approach to design putting the quality of the place first, and, 
taking a comprehensive approach to redevelopment in order to avoid piecemeal 
development which would compromise wider opportunities and the proper planning of 
the area.  
 
Policy DS2 of the Core Strategy states that development proposals should take 
advantage of existing features, integrate development into wider landscape and create 
new quality spaces. Wherever possible designs should, amongst other things, retain 
existing landscape and ecological features and integrate them within developments as 
positive assets, work with the landscape to reduce the environmental impact of the 
development, and, ensure that new landscape features and open spaces have a clear 
function, are visually attractive and fit for purpose, and have appropriate management 
and maintenance arrangements in place. 
 
Policy HO9 of the Core Strategy states that new housing should be of high quality and 
achieve good design, should be accessible and easily adaptable to support the 
changing needs of families and individuals over their lifetime and provide private 
outdoor space for homes.  
 
The site is located on the western edge of the settlement of Cullingworth with existing 
residential development being located to the south west (Turf Court & Mowbray Court) 
and south east (South Road). There are a mix of dwelling types including older stone 
built terraced dwellings and more modern bungalows and 2 storey dwellings 
constructed of a mix of stone, brick and render. 
 
The proposed dwellings are mainly 2 storeys in height with a small number of 2½ 
storey (rooms in the roofspace) dwellings. The layout of the development comprises a 
mix of detached, semi-detached and terraced dwellings. The designs are not 
considered to be architecturally significant and are in keeping with the general design 
of the dwellings that will be seen in relation to the development. With regards to 
materials the Applicant is proposing to use a buff coloured brick on the elevations and 
grey tile on the roofs. These materials are considered to be acceptable.  
 
The Landscape Design Unit have stated that the general Landscape Layout does 
benefit from the inclusion of the cycleway link and public open space which runs down 
the western edge of the site and it adds character to the development and provides 
opportunities for health.  
 
The street scene was originally dominated by the car and parking but an amended 
layout has been submitted which introduces small landscaped strips between the 
parking spaces thus reducing the dominance of the parking areas. 
 
The Public Open Space is very basic and it is suggested that it should be developed to 
encourage use by all ages not just grass and trees. The space provides a corridor for 



 

the cycle track and is not being proposed as a general play area as there are 
constraints caused by its width. The area of open space in the northern section of the 
development is a more useful open space and will provide opportunities for the children 
to have a safe area to play.  
 
The retention and protection of existing trees along the western boundary is important 
but concerns are raised with regards the close proximity of the path to the retained 
trees and the impact any construction methods could have on the trees. A condition is 
recommended in relation to the implementation of the landscaping scheme and should 
any trees be lost during the construction works the condition will allow for replacement 
trees to be planted.  
 
Overall it is considered that in visual amenity terms the proposal will not result in a form 
of development that would be visually prominent on the streetscene and will 
complement the existing residential development to the east. The proposal is therefore 
considered to satisfy the requirements of policies DS1, DS2 and HO9 of the Core 
Strategy and no objection is raised to the proposal. 
 
3. Residential amenity 
 
Policy DS5 of the Core Strategy states that development proposals should make a 
positive contribution to people’s lives through high quality, inclusive design by, amongst 
other things, not harming the amenity of existing or prospective users and residents. 
 
The site is located on the western edge of the settlement of Cullingworth with existing 
residential development being located to the west and south west (Turf Lane, Turf 
Court & Mowbray Court), and, south east (South Road). To the north of the site is a 
commercial premise operated by HFC Poultry. The layout of the development is such 
that the proposed path/cycleway runs down the western boundary of the site and an 
area of public open space is located in the northern section with both areas providing a 
gap between the existing development and the proposed dwellings. 
 
With regards the commercial premises to the north the site is operated by HFC Poultry. 
The premises are subject to an environmental permit which is issued and regulated by 
the Environment Agency but the site is still a source of occasional noise and odour 
reports. The layout of the development incorporates an area of public open space to 
the immediate south of the commercial premises which acts as a buffer between the 
building and the proposed dwellings. The buffer is further extended through the access 
road and parking spaces being located between the open space and front elevation of 
the dwellings. The separation distance is a minimum of 31 metres between the 
commercial premises and the dwellings. Whilst this is acceptable in terms of the 
physical impact of the building on the residential amenities of the occupiers of the 
proposed dwellings it will not stop the potential for noise and odour impacts. As stated 
the site is subject to an environmental permit and this should keep any disturbances to 
the occupiers to a minimum. In granting outline planning permission, the relationship of 
the two uses would have been taken into account and was considered to be 
acceptable.  
 
To the west and south west of the site are residential properties on Turf Lane, Turf 
Court and Mowbray Court. The relationships between these existing dwellings and the 
proposed dwellings needs to be taken into account. The nearest property to the site on 
Turf Lane is Turf House which has a relationship of main elevation to main elevation 
with plots 23 & 24. The separation distance is 21 metres between the main elevations 
which is considered acceptable in policy terms.  
 



 

Also located adjacent to the western boundary of the site are dwellings located on Turf 
Court and Mowbray Close. The relationships of these properties to the proposed 
dwellings needs to be considered. With regards to numbers 1 & 3 Turf Court the 
relationship to plot 11 is main elevation to gable end with a separation distance of a 
minimum of 20.5 metres which is considered to be acceptable. With regards to 
numbers 19 and 21 Mowbray Close the relationship to plots 5 and 4 is main elevation 
to gable end with separation distances 19 metres and 25 metres respectively which are 
also considered to be acceptable.  
 
The curtilages of the dwellings are also separated by the proposed path/cycleway 
which will include some additional landscaping which will further reduce the potential for 
overlooking. It is acknowledged that the landscaping will take some time to become 
established but the Applicant is intending to plant heavy standard species which will 
provide some immediate screening. No details have been submitted with regards the 
proposed boundary treatment to the western boundary of plots 4-5, 10-11, and, 19-25 
and a condition is recommended to ensure that details of an appropriate form of 
boundary treatment is installed along this boundary.  
 
To the south west of the site are dwellings located on South Road. The relationships 
between these existing dwellings and the proposed dwellings needs to be taken into 
account. The relationship of numbers 26 and 28 South Road to plots 52 and 53 is main 
elevation to main elevation with separation distances are 46 metres and 49.5 metres 
respectively. The relationship of 30 South Road to plot 1 is rear elevation to gable end 
with a separation distance of 38 metres. All these relationships are considered to be 
acceptable. 
 
Internally within the site the separation distances between the proposed properties are 
considered to be acceptable.  
 
Overall therefore, it is considered that the relationships of the existing dwellings to the 
proposed dwellings will not result in the residential amenities of the occupiers of either 
of the dwellings being adversely affected. It is also considered that there is sufficient 
separation between the dwellings in the northern section of the site and the adjacent 
commercial premises (HFC Poultry) to minimise the impact on the future residents. The 
proposal is considered to satisfy the requirements of policy DS5 of the Core Strategy 
and no objection is raised to the proposal on residential amenity grounds.  
 
4. Highway safety 
 
Paragraph 104 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 111 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 112 that applications for 
development should: 
 
(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. 
 
The site is located to the west of the main B6429 and will be accessed via New School 
Lane. Internally within the site there will be a main spine road running down the centre 
of the site leading to a T-junction at the northern end of the site. There are a small 
number of cul-de-sacs running off the main access road with a single one serving a 
maximum of 7 dwellings.  
 
The Highways Department initially raised a number of concerns with the proposal and 
an amended plan was subsequently submitted. Whilst the revised layout is short on the 
provision of visitor parking it is generally considered to be acceptable and addresses 
most of the concerns previously raised. The outline planning permission, through the 
Section 106 Legal Agreement attached to it, secured a number of off-site highway 
works and these included the following: 
 
• A raised table at the junction between the site access, New School Lane and the 

existing route of the GNT (including realignment of the trail where required). 
• A new footway at the roundabout junction between the site access and New School 

Lane in order to provide connectivity with existing footways on New School Lane. 
• A turning head to the northern end of the site which is suitable to allow a refuse 

vehicle to enter/exit in forward gear. 
• The extension of the GNT to provide a new pedestrian/cycle route along the 

western boundary of the site connecting with Turf Lane. 
• A pedestrian refuge and tactile paving at the junction of Halifax Road and New 

School Lane 
 
These measures will need to be submitted and approved by the Local Planning 
Authority. Overall there is no objection raised by the Highways Department.  
 
The Rights of Way Officer has stated that that the permissive bridleway ‘The Great 
Northern Trial’ crosses the site and is pleased the trail is incorporated within the 
development. As such no objection is raised to the proposal. A Section 106 Legal 
Agreement was attached to the outline planning permission and as part of the 
Agreement there is a requirement for the Developer to enter into a 278 highway works 
agreement for a number of highway works including the extension of the GNT to 
provide a new pedestrian/cycle route along the western boundary of the site connecting 
with Turf Lane 
 
The West Yorkshire Combined Authority have not raised an objection to the principle of 
the development but seek that the Developer should fund a package of sustainable 



 

travel measures such as the provision of a bus shelter at local bus stop (No. 20075) at 
a cost of £13,000 together with the provision of a bus only MetroCard Scheme for the 
future residents at a cost of £27,109.50p in order to encourage the use of other more 
sustainable modes of transport than the private car.  
 
As an alternative to the provision of Residential MetroCards the Council does now seek 
the provision of Electric Vehicle Charging Points within the curtilage of each dwelling 
that has an off-street parking space and these were secured via a condition attached to 
the outline planning permission. It is considered that the provision of electric vehicle 
charging points represents a betterment to the scheme as the charging points are in 
situ permanently rather than, for example, the Residential MetroCard Scheme which is 
only for 1 year and there being no guarantee the users will renew them at the end of 
that period. As such it is recommended that the provision of the bus shelters and the 
Residential MetroCard Scheme not be sought in this instance.  
 
Overall therefore, in highway terms, subject to the imposition of conditions there is no 
objection to the proposal and it is considered to satisfy the requirements of policy TR1 
of the Core Strategy.  
 
5. Drainage 
 
Paragraph 167 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 169 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. 
 
The Lead Local Flood Authority state that the latest Planning Layout drawing appears 
to be in line with the flood risk/drainage conditions attached to the Outline Planning 
approval. However, the proposed foul and surface water drainage scheme, as 
illustrated on Drawing Nos. AMA/20634/D100/P01 and AMA/20634/D101/P01, should 
not be approved at this time as additional information is required in order to assess 
whether the proposed drainage scheme is acceptable. 
 
1) Discharge Point: the proposed drainage scheme shows the surface water 
discharging to an existing surface water system, but the note on the drawing states: 
Downstream system to be surveyed to establish condition and connectivity. It is 
essential for this survey to be to carried out prior to any drainage scheme being 
approved. 
 
2) Discharge Rate: The proposed (maximum) discharge rate is 44.5 l/s. This will only 
be acceptable if the developer can demonstrate that (a) this represents a 30% 
reduction on the existing rate of discharge, and (b) the proposed drainage connects 
into the same system that currently serves the site. 



 

 
The Lead Local Flood Authority are satisfied that these matters are currently controlled 
by the conditions attached to the outline planning permission where details will need to 
be submitted to satisfy the requirements of those conditions.   
 
Yorkshire Water have stated that the submitted drawing shows foul water discharging 
to the combined sewer crossing the site and surface water discharging to a 
culvert/private surface water sewer to which no objection is raised.  As previously 
stated details of the drainage system for both foul and surface water will need to be 
submitted to satisfy the conditions attached to the outline planning permission. 
 
It is considered that the proposal complies with the requirements of policies EN7 and 
EN8 of the Core Strategy and no objection is raised to the proposal on drainage 
grounds.  
 
6. Trees 
 
Policy EN5 of the Core Strategy states that the Council will seek to preserve and 
enhance the contribution that trees and areas of woodland cover make to the character 
of the district. 
 
There are a number of trees located on the east and west boundaries. The trees to the 
west boundaries are of mixed individual value, some for instance have recently 
collapsed, but overall have collective amenity. The trees along the east boundary 
appear fragmented but are highly visible from the public footpaths and the surrounding 
area.  
 
The Tree Officer has suggested that the proposed cycleway and tree protection may 
have worked if the site were flat but sections and spot heights appear to show 
otherwise. There is little likelihood that the level of tree retention as shown is possible 
given the existing levels, proposed cycleway, location of housing and engineering 
despite contrary conclusions in the arboricultural method statement which lacks detail 
and appears to be largely unworkable. There is also an impact on trees to the south 
west corner outside of the redline due to the proposed grade changes in this corner 
although the impact is unclear in the application. 
 
Whilst the tree planting is of high standard the site would benefit from street tree 
planting, guidance for which is contained in the councils Homes and Neighbourhoods 
design guide and planting to the east side embankment (rather than the embankment 
to be re-engineered). 
 
If the trees to the west and east boundaries are to be retained, then it is suggested that 
the cycleway would probably need to be relocated and the garden curtilages to the east 
boundary not extend further that the existing east side security fence in my opinion. 
Another option would be to show the removal of the trees to the west boundary and 
suitable mitigation including additional west boundary planting, street tree planting and 
planting on the embankment as identified previously. 
 
The trees on the site are not protected by a Tree Preservation Order and as such have 
no protection with regards to their retention. Significant new planting is proposed along 
the western boundary of the site around the pathway and within the area of public open 
space in the norther section of the site. The bulk of the trees along the eastern 
boundary of the site are also to be retained. In terms of replacement trees it is 
proposed to mainly heavy standard trees which will give an almost immediate impact in 
terms of tree cover and screening. A condition is recommended with regards to the 



 

implementation of the landscaping scheme and this will ensure that any trees lost within 
the first 5 years of their planting will be replaced.  
 
Overall therefore it is considered that the proposal satisfies the requirements of policy 
EN5 of the Core Strategy and no objection is raised to the proposal with regards to the 
impact on existing trees.  
 
7. Secured by Design 
 
Paragraph 92 of the National Planning Policy Framework states that Planning decisions 
should aim to achieve healthy, inclusive and safe places which, amongst other things, 
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 
attractive, well-designed, clear and legible pedestrian and cycle 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 no objection to the principle 
of the development but has made comments on specific aspects of the layout, as 
follows. 
 
Path/cycle route: This land is at present difficult for strangers to access which doesn’t 
cause any concerns from a crime perspective. If the route is opened up and resurfaced 
with trees removed, even if new ones are planted, it will take years for these to be 
established to create a woodland area like it is. This will make the area more 
accessible, which in turn creates the potential access into rear gardens, overlooking for 
residents using their gardens or rear rooms in the home and any installing lights is likely 
to cause light pollution. Installing a high fencing such as 2.2–2.4 metre high closed 
board timber fence along the outer perimeter of the cycle route may offer residents 
some level of privacy and security, however it will make the footpath/cycle route more 
enclosed and reduce any level of natural surveillance, which has the opportunity to 
create potential crime or anti-social behaviour problems – it is acknowledged that the 
replanting of trees will take some time for them to become established and create an 
environment that is similar to that that presently occupies the site. The path/cycle way 
will be lit which will make it a safer route and is well overlooked by both the existing and 
proposed dwellings. It is not considered that a fence over 2 metres in height would 
provide a solution for privacy as it would be visually prominent and reduce natural 
surveillance. A condition is recommended with regards the boundary treatment along 
the western boundary of plots 4-5, 10-11, and, 19-25 and this will ensure that 
appropriate boundary treatment will be installed.  
 
Main entrance to the site: At the main entrance to the site off New school Lane, there is 
already an existing footpath/cycle route adjacent to the school and around the green 
fields which does have good surveillance and looks to have lighting on this route. Any 
routes that are being encouraged should have good sight lines and good surveillance 
from the front of the dwellings or side of the dwellings and good lighting levels which 
can improve on personal and cycling safety and address crime issues – the proposed 
path/cycle route runs down the western boundary and is within a landscaped area. 
Within the northern section of the site it is overlooked by the rear elevations of plots 20-
24 but going further south it is mainly gable ends facing onto it. The path/cycle route will 



 

be well lit and does also benefit from being overlooked by the rear elevations of the 
adjacent properties on Turf Court and Mowbray Close.   
 
It is therefore considered that the proposal meets the requirements of policy DS5 of the 
Core Strategy and no objection is raised to the proposal with regards to it providing a 
safe and secure environment for the future occupiers. 
 
8. Contaminated land 
 
Paragraph 183 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 184 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 issue of ground conditions was considered during the assessment of the outline 
planning application. As part of the decision notice for that permission a number of 
conditions were imposed relating to, amongst other things, the preparation of a 
proportionate phase 2 site investigation and risk assessment, the preparation of a 
detailed remediation strategy and the subsequent submission of a remediation 
verification report. It is considered that the conditions attached to the outline planning 
permission adequately deal with the round conditions of the site and ensuring that the 
site is safe for development for residential purposes.  
 
It is considered that the proposal satisfies the requirements of policy EN8 of the Core 
Strategy and no objection is raised with regard to land quality. 
 
9. Air Quality 
 
Paragraph 186 of the National Planning Policy Framework states that decisions should 
sustain and contribute towards compliance with relevant limit values or national 
objectives for pollutants, taking into account the presence of Air Quality Management 
Areas and Clean Air Zones, and the cumulative impacts from individual sites in local 
areas. Opportunities to improve air quality or mitigate impacts should be identified, such 
as through traffic and travel management, and green infrastructure provision and 
enhancement. 
 



 

Policy EN8 of the Core Strategy states that "in liaison with partner organisations, the 
Council will take a proactive approach to maintaining and improving air quality within 
the District in line with National Air Quality Standards, the European Union limit values 
and the principles of best practice. Through a range of actions, it will seek to secure a 
reduction in emissions from sources which contribute to poor air quality". 
 
Issues relating to air quality were dealt with at outline stage through the imposition of a 
condition requiring that each property built on the site with a dedicated parking space 
shall be provided with an outdoor, weatherproof electric vehicle charging point readily 
accessible from the dedicated parking space. A further condition requires the 
submission of a Construction Environmental Management Plan which should include 
measures to control dust and emissions from construction and demolition.  
 
Subject to the future compliance with the conditions attached to the outline permission 
there is no objection to the proposal on air quality grounds and it is therefore 
considered that the proposal satisfies the requirements of policy EN8 of the Core 
Strategy. 
 
10. Biodiversity 
 
Paragraph 180 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 
which appropriate measures to mitigate any potentially harmful impacts can be 
identified and carried out. 
 
The Biodiversity Officer initially objected to the proposal on the grounds that there were 
a number of reports not submitted with the application despite them being 
recommended in the initial Preliminary Ecological Appraisal. Subsequent to this 
objection further reports were submitted in the form of a Bat Roost Suitability 
Assessment, Bat Activity Survey – interim, Reptile Survey – interim, an Ecological 
Impact Assessment, and, a further Bat Activity Survey and Reptile Survey. These 
reports, which included a number of recommendations in relation to biodiversity 
enhancements, have been considered by the Biodiversity Officer and are considered to 
be acceptable. A condition requiring the submission of a Landscape and Ecological 
Management Plan is recommended and this will ensure that the recommended 
enhancements are implemented.  
 
With regards to Biodiversity Net Gain the Applicant has entered into a Section 106 
Legal Agreement which secures the payment of a commuted sum of £46,000 towards 
off-site habitat improvements. The biodiversity enhancements, equating to 1.84 habitat 
units, will be undertaken at the former Manywells Quarry in Cullingworth or such other 
site within the reasonable vicinity of the site. The Agreement also secures a 
maintenance sum for a period of 30 years.  
 
It is therefore considered that the proposal, subject to compliance with the 
recommended conditions and the Section 106 Legal Agreement, satisfies the 



 

requirements of policy EN2 of the Core Strategy and no objection is raised to the 
proposal on biodiversity grounds. 
 
11. Other issues 
 
A number of other issues have been raised during the publicity exercise that have not 
been addressed in the above sections of the report. These issues, together with the 
response, are as follows: 
 
The residents were not approached at any time by representatives of Bradford Council 
– the application was publicised in line with the Councils standard procedures for 
publicising applications. There is no requirement to meet with the local residents as part 
of the process 
 
Two requests were made to meet with the developers and were refused – there is no 
statutory requirement for the Applicant to meet with the local residents 
 
Community Safety Implications: 
There are no other community safety implications other than those referred to in the 
main body of the report.  
 
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 scheme provides a residential scheme on a site that benefits from outline planning 
permission. The scale, form, layout and design of the proposal are considered to be 
acceptable and present no concerns with regard to residential or visual amenity and 
highway safety. The proposal is considered acceptable and, with the attached 
conditions, satisfies the requirements of policies SC9, TR1, TR2, TR3, H05, H08, H09, 
EN1, EN2, EN5, EN7, EN8, DS1, DS2, DS3, DS4, and, DS5 of the Core Strategy, and, 
the relevant paragraphs of the National Planning Policy Framework. 
 
Conditions of Approval: 
1. Time limit 
The Development to which this notice relates must be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the case of 
approval on different dates, the final approval of the last such matters to be approved. 
 
Reason: To accord with the requirements of Section 92of 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: 
 



 

Drawing number 3630-1 showing the Existing Trees on Site and received by the Local 
Planning Authority on the received on the 9th October 2020; 
Drawing number BDV.27.01 showing the Location Plan and received by the Local 
Planning Authority on the 9th October 2020;  
Drawing number BDV.EL.01 showing the 1.8m High Timber Fence and received by the 
Local Planning Authority on the 9th October 2020;  
Drawing number BDV.EL.02 showing the 1.8m High Timber Gate and received by the 
Local Planning Authority on the 9th October 2020;  
Drawing number BDV.EL.03 showing the 1.2m High Timber Fence and received by the 
Local Planning Authority on the 9th October 2020; 
Drawing number BDV.EL.04 showing the 1.8m High Brick Screen Wall and received by 
the Local Planning Authority on the 9th October 2020; 
Drawing number BDV.EL.05 showing the 0.45m High Knee Rail Fence and received by 
the Local Planning Authority on 9th October 2020; 
Drawing number GAR.01 showing the Single Garage and received by the Local 
Planning Authority on the 9th October 2020; 
Drawing number GAR.02 showing the Shared Double Garage and received by the 
Local Planning Authority on 9th October 2020; 
Drawing number GAR.03 showing the Twin Garage and received by the Local Planning 
Authority on the 9th October 2020; 
Drawing number GAR.08 showing the Marqueting Suite – Double Garage and received 
by the Local Planning Authority on the 9th October 2020; 
Drawing number 3630/8 showing the Tree Protection Fencing and received by the 
Local Planning Authority on the 11th December 2020; 
Drawing number 3630/2 Rev A showing the Trees in Relation to Development and 
received by the Local Planning Authority on the 12th April 2021; 
Drawing number AMA/20634/ATR007 showing the Large Refuse Vehicle Swept Path 
Analysis and received by the Local Planning Authority on the 12th April 2021; 
Drawing number BDV.27.03 Rev A showing the Street Scenes and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number CAD.PD.01 showing the Cadeby House Type and received by the 
Local Planning Authority on the received on the 12th April 2021; 
Drawing number COO.PD.01 showing the Cookridge House Type and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number FER.PD.01 showing the Fernlee House Type and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number LEY.PD.01 showing the Layburn House Type and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number OAK.PD.01 showing the Oakwood House Type and received by the 
Local Planning Authority on the 12th April 2021;  
Drawing number RIP.PD.01 showing the Ripon House Type and received by the Local 
Planning Authority on the 12th April 2021;  
Drawing number SAL.PD.01 showing the Saltaire House Type and received by the 
Local Planning Authority on the 12th April 2021;  
Drawing number HOR.PD.01 showing the Horbury House Type and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number WEN.PD.01 showing the Wentbridge House Type and received by the 
Local Planning Authority on the 12th April 2021; 
Drawing number 3630/3 Rev E showing the Detailed Landscape Proposals (1 of 2) and 
received by the Local Planning Authority on 12th August 2021; 
Drawing number 3630/4 Rev E showing the Detailed Landscape Proposals (2 of 2) and 
received by the Local Planning Authority on the 12th August 2021; 
Drawing number 3630/5 Rev D showing the Node 3 – Detailed Plan and received by 
the Local Planning Authority on 12th August 2021; 



 

Drawing number 3630/6 Rev D showing the Node 2 – Detailed Plan and received by 
the Local Planning Authority on the 12th August 2021; 
Drawing number 3630/7 Rev D showing the Node 1 – Detailed Plan and received by 
the Local Planning Authority on the 12th August 2021; 
Drawing number BDV.27.02 Rev I showing the Planning Layout and received by the 
Local Planning Authority on the 7th January 2022; 
Drawing number BDV.27.04 Rev C showing the Cross Sections and received by the 
Local Planning Authority on the 7th January 2022; 
Drawing number BDV.27.05 Rev D showing the Proposed Materials Plan and received 
by the Local Planning Authority on the 7th January 2022; and, 
Drawing number BDV.27.08 Rev B showing the Enclosures Layout and received by the 
Local Planning Authority on the 7th January 2022. 
 
Reason: For the avoidance of doubt as to the terms under which this planning 
permission has been granted since amended plans have been received. 
 
3. Details of retaining structures 
Before any development commences on site, full details, including appearance and all 
necessary calculations of those temporary and permanent works affecting the stability 
of any proposed retaining structures as indicated on the approved plans shall be 
submitted to and approved in writing by the Local Planning Authority. The details so 
approved shall be implemented prior to the occupation of the development. 
 
Reason: Details are required of necessary retaining structures and such measures are 
necessary to protect the stability of the site and in the interests of safety and amenity 
and to accord with policies DS3, DS5, EN8 and TR3 of the Core Strategy Development 
Plan Document and the National Planning Policy Framework. 
 
4. Highway provision 
Before each dwelling hereby permitted is occupied, the proposed highways provisions 
associated with that dwelling, including roads, parking spaces, turning areas and 
footpaths, shall be laid out, hard surfaced, sealed and drained within the site in  
accordance with the approved plan numbered BDV.27.02 Rev I and completed to a 
constructional specification approved in writing by the Local Planning Authority. The 
approved highway provisions shall be completed in full prior to the last dwelling being 
occupied. 
 
Reason: To ensure that suitable roads, footways and parking and turning provisions are  
made available to serve the development in the interests of highway safety and to 
accord with Policies TR2 and DS4 of the Core Strategy Development Plan Document. 
 
 
5. Retention of garages 
Notwithstanding the provisions of the Town and Country Planning (General Permitted  
Development) Order 2015 (or any Order revising, revoking and re-enacting that Order 
with or without modification), no internal or external alterations shall take place to any 
garage, which would preclude its use for housing motor vehicles without the prior 
written approval of the Local Planning Authority. 
 
Reason: In the interests of ensuring that adequate levels of parking are provided on the  
site, in accordance with Policy TR2 of the Core Strategy Development Plan Document 
 
6. Off-street car parking 
Before each dwelling hereby permitted is occupied, the off-street car parking and 
turning facilities associated with that dwelling shall be constructed of porous materials, 



 

or made to direct run-off water from a hard surface to a permeable or porous area 
within the curtilage of the site, and laid out with a gradient no steeper than 1 in 15. The 
parking so formed shall be retained whilst ever the use hereby permitted subsists. 
 
Reason: In the interests of amenity, drainage and highway safety, and to accord with 
policies TR2 and EN7 of the Core Strategy Development Plan Document and the 
National Planning Policy Framework. 
 
7. No gates over highway 
Any gates to be constructed as part of the development shall not open over the 
highway. 
 
Reason: In the interests of highway safety and to accord with Policies TR2 and DS4 of 
the Core Strategy Development Plan Document and the National Planning Policy 
Framework. 
 
8. Noise (and odour) mitigation 
The dwellings at plots 25 to 32 shall not be occupied until noise mitigation measures 
have been implemented in accordance with the recommendations at paragraph 5.4.1 
(In-Façade Noise Mitigation) of the Noise Impact Assessment (Reference DC3596-
R2v2 dated 12th August 2021) prepared by Dragonfly Consulting. The noise mitigation 
measures shall be retained as implemented. 
 
Reason: To safeguard the amenity of occupants and to accord with Policies DS5 and 
EN8 of the Core Strategy Development Plan Document and the National Planning 
Policy Framework. 
 
9. Materials  
The development hereby permitted shall be constructed of facing and roofing materials 
as specified on the hereby approved Proposed Materials Plan, reference BDV.27.05 
Revision D, dated 06/12/2021. 
 
Reason: To ensure the use of appropriate materials in the interests of visual amenity 
and to accord with Policies DS1 and DS3 of the Core Strategy Development Plan 
Document. 
 
10. Tree protection plan 
Notwithstanding any details submitted including any proposed work to trees, the 
development shall not begin, nor shall there be any demolition, site preparation or 
groundworks, nor shall any materials or machinery be brought on to the site, nor any 
works carried out to any trees until the tree protection fencing and other tree protection 
measures are installed in strict accordance with the approved arboricultural method 
statement (3630) and tree protection fencing plan, reference 3630/8. 
 
Reason: To ensure that the development protects trees in accordance with good 
arboricultural practice in the interests of visual amenity. To accord with Policy EN5 of 
the Bradford Local Plan Core Strategy. 
 
11. Implementation of tree protection measures 
The development shall not begin until the Local Planning Authority has inspected and 
given its written approval confirming that the agreed tree protection measures are in 
place in accordance with the tree protection fencing plan, reference 3630/8.  
 



 

Reason: To ensure that trees are adequately protected prior to development activity 
beginning on the site which would otherwise harm trees to the detriment of visual 
amenity. To accord with Policy EN5 of the Bradford Local Plan Core Strategy. 
 
12. Retention of tree protection measures 
The approved and agreed tree protection measures as set out on the tree protection 
fencing plan, reference 3630/8 shall remain in place, and shall not be moved, removed 
or altered for the duration of the development without the written consent of the Local 
Planning Authority. There shall also be no excavations, engineering or landscaping 
work, service runs, or installations, and no materials will be stored within any 
construction exclusion zones or tree protection areas without the written consent of the 
Local Planning Authority. 
 
Reason: To ensure that trees are adequately protected during development activity on 
the site which would otherwise harm trees to the detriment of visual amenity. To accord 
with Policy EN5 of the Bradford Local Plan Core Strategy. 
 
13. Landscape and ecological management plan 
Prior to the occupation of the development hereby approved, a Landscape and 
Ecological Management Plan (LEMP) shall be submitted to and approved in writing by 
the Local Planning Authority. The content of the LEMP shall be guided by the 
recommendations included in the submitted Ecological Impact Assessment (EcIA) 
reference ER-4568-05 dated 28/07/2021, the Reptile Survey reference ER-4568-04A 
dated 25/05/2021, and the Bat Activity Survey reference ER-4568-03B dated 
25/05/2021 and the hereby approved details on Detailed Landscape Proposals 1 of 2, 
reference 3630/3E, Detailed Landscape Proposal 2 of 2, reference 3630/4, Node 1 
Detailed Plan, reference, 3630/7D, Node 2 Detailed Plan, reference, 3630/6D, 
reference, Node 3 Detailed Plan, reference 3630/5D and shall also include the 
following: 
 
i) Description and evaluation of features to be managed, including areas of hard and 
soft landscaping 
ii) Any ecological constraints on site that might influence management. 
iii) Identify ecological enhancement measures such as SUDs features, tree planting, 
inclusion of nectar and pollen species and berry and seed producing species, 
connected habitats and green spaces, swift ledges, bat tiles and bricks, and bird 
features. 
iv) Aims and objectives of management. 
v) Appropriate management options. 
vi) Preparation of a work schedule including an annual work plan capable of 
implementation across a five-year period. 
vii) Details of the body or organisation responsible for implementation of the plan. 
viii) Ongoing monitoring and remedial measures. 
 
Reason: To ensure protection and enhancement of biodiversity, to achieve a 
satisfactory standard of landscaping in the interests of visual amenity, and to accord 
with policies SC9, EN2, DS1, DS2, and DS3 of the Core Strategy Development Plan 
Document and National Planning Policy Framework. 
 
14. Implementation of the LEMP 
All biodiversity and landscape works shall be carried out in accordance with the hereby 
approved ecological and landscaping details within this permission and those details 
approved within the Landscape and Ecological Management Plan. The works shall be 
carried out in accordance with a programme that shall be submitted for approval in 



 

writing to the Local Planning Authority prior to the first occupation of the hereby 
approved development. 
 
Reason: To achieve a satisfactory standard of landscaping and biodiversity features in 
the interests of amenity and biodiversity and to accord with Policies DS1, DS2, DS3, 
and EN2 of the Core Strategy Development Plan Document and National Planning 
Policy Framework. 
 
15. Implementation of landscaping 
All hard and soft landscape works shall be carried out in accordance with the details as 
indicated on the approved plans. The works shall be carried out in accordance with a 
programme agreed in writing with the Local Planning Authority. 
 
Any trees or plants comprising the approved landscaping that become diseased or die, 
or which are removed or damaged within the first 5 years after the completion of 
planting shall be removed and a replacement landscape planting using the same or 
similar species/specifications shall be planted in the same position no later than the end 
of the first available planting season following the demise of the original landscape 
planting. 
 
Reason: To achieve a satisfactory standard of landscaping in the interests of amenity 
and biodiversity and to accord with Policies EN2, EN5, DS1, DS2 and DS3 of the Core 
Strategy Development Plan Document and the National Planning Policy Framework. 
 
16. Maintenance of open areas outside domestic curtilages 
Prior to the occupation of any part of the development, a schedule of landscape 
maintenance for all amenity and recreation open space areas within the site and 
covering a minimum period of 25 years shall be submitted to and approved in writing by 
the Local Planning Authority. The schedule shall include a plan to define all communal 
hard and soft landscaped areas to be maintained under the maintenance regime, an 
outline of maintenance works to be undertaken and the frequency of those works, 
together with details of responsibilities for implementing the maintenance regime by a 
Management Company or other agency. It shall provide email, postal address and 
telephone contact details of such a company or agency. 
 
Landscape maintenance of the identified areas shall subsequently be carried out in 
accordance with the approved schedule for the period agreed. 
 
Reason: To ensure effective future maintenance of the landscaped areas in the 
interests of visual amenity and to accord with Policies DS2, DS3 and DS 5 of the Core 
Strategy Development Plan Document. 
 
17. Boundary treatment – western boundary to plots 19-25, 10-11 & 4-5  
Development above damp proof course level of any buildings on the site shall not begin 
until a plan showing the positions, design, height and materials of boundary treatments 
to the western boundary of plots 4-5, 10-11 and 19-25 has been submitted to and 
approved in writing by the Local Planning Authority. The boundary details so approved 
shall then be provided in full prior to the first occupation of the development and shall 
thereafter be retained as long as the development is in use. 
 
Reason:  In the interests of amenity and privacy and to accord with Policies DS2, DS3 
and DS5 of the Core Strategy Development Plan Document. 
 
 
 



 

Informatives: 
1) Informative: Outline planning permission: This reserved matters approval may only 
be implemented in accordance with the development defined on the plans and in the 
outline planning permission decision notice dated 29th March 2017 reference 
15/00378/MAO. It is subject to those conditions imposed under that outline planning 
permission and the obligations within the Section 106. 
 
2) Informative: Section 106 Legal Agreement: The developer's attention is drawn to the 
obligation under Section 106 of the Town and Country Planning Act 1990 affecting this 
site. This permission must, therefore, be read in conjunction with that obligation. 
 
3) Informative: Reason for pre-commencement condition (Details of retaining 
structures): It is necessary to approve details of the retaining structures before 
commencement to ensure there are no land stability issues and in the interests of 
safety and amenity and to accord with policies DS3, DS5, EN8 and TR3 of the Core 
Strategy Development Plan Document  


