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CITY COUNCIL

Report of the Chief Planning Officer
PLANS PANEL SOUTH AND WEST
Date: 12™ SEPTEMBER 2013

Subject: APPLICATION 13/00625/FU — 14 detached houses with associated
car parking and landscaping on land off Daisy Hill Close Morley LS27 8DL

APPLICANT DATE VALID TARGET DATE
Ryancliff (Morley)Ltd 18" February 2013 20™ May 2013
Electoral Wards Affected: Specific Implications For:

Equality and Diversity

Morley North

Community Cohesion

Ward Members consulted Narrowing the Gap

Yes (referred to in report)

RECOMMENDATION:

Members are requested to reconsider this application in the light of the
additional information supplied in this report and following the resolution
to not accept the officers recommendation to defer and delegate approval
to the Chief Planning Officer at the last Panel meeting in August. Officers
consider there are insufficient grounds to refuse permission and
recommend that the application be deferred and delegated for approval ,
subject to the conditions specified in the August panel report attached
and any others considered necessary and following completion of a
Section 106 Agreement to cover the following matters:




. Education contribution of £32,736

o Greenspace contribution of £21,156

In the circumstances where the Section 106 has not been completed
within 3 months of the resolution to grant planning permission the final
determination of the application to be delegated to the Chief Planning
Officer.

1.0 INTRODUCTION

1.1  This application for a small infill residential development of 14 houses with
an area of open space on an unallocated greenfield site on the edge of
Morley was considered by members at the last Panel meeting in August
following a site visit. Members resolved not to agree the officers
recommendation to defer and delegate approval to the Chief Planning
Officer subject to a Section 106 agreement covering greenspace and
education contributions.

1.2 Members asked that a further report be brought back to Panel setting out
possible reasons to refuse permission based on concerns about the
sustainability of the site (access, bus service provision and peak hour train
patronage), that the site is unallocated in the Development Plan and
concerns about the impact on school places in the locality.

2.0 SITE AND SURROUNDINGS

2.1  The application site is an area of approximately 0.6 hectares in extent
located at the end of the cul- de-sac and forming a natural extension to
Daisy Hill Close. The site lies to the north eastern side of the settlement of
Morley. The site is scrubland and is adjacent to residential development on
three sides to the west, south and east. Existing housing surrounding the
land has rear gardens of properties on King George Avenue ( west) and
Margaret Close (south) backing onto it with the side gables of houses and
gardens on Daisy Hill Close to the east.. The fourth and northern boundary
adjoins the Laneside Farm site which is designated as a Protected Area of
Search (PAS site) for longer term development in the adopted UDP. To the
south is Morley railway station and the Daisy Hill Phase 2 greenfield
allocated housing site which was approved by members for 92 dwellings in
October 2012.



3.0

3.1

3.2

4.0

4.1

4.2

RELEVANT PLANNING HISTORY

It is understood that the applicants have owned the site since the early
1970’s and built the adjacent development at Daisy Hill Close and Avenue,
retaining the access into the site for future development.

The site was originally allocated as N5 (proposed greenspace) in the Draft
Deposit UDP back in 1993 which had been carried forward from the Morley
Local Plan. The UDP Inspector in his report in 1999 considered that the
allocation should not be made as the site had not been brought forward
over many years and concluded “ the site has housing on three sides and
would be well placed to provide a small windfall housing development now
that drainage constraints applying have been overcome. It is however
below the Council’s threshold for allocation for housing”. But for its size,
therefore it is likely that it may well have been allocated for housing back in
1999 if the Inspector’s report and recommendation had been followed. The
fact it is unallocated does not mean that it is not suitable for housing, just
that it was not big enough at the time to include when the UDP was being
produced. The site is included in the most recent Site Allocations Issues
and Options document which has just been out to public consultation where
it is coded as a green site (site reference 3428) and described as “ Site
within the urban area, bordered on three sides by housing. Residential
development acceptable in principle.” The site is included in the SHLAA (
Strategic Housing Land Availability Assessment ) and a green coding
identifies sites which have the greatest potential to be allocated for housing.
In the Site Allocations Document the minimum size of site for allocation has
been set at 0.4 hectares ( compared to the 1 hectare minimum site size in
the UDP).

SUSTAINABILITY

The main issues raised by Members at the last Panel in relation to
sustainability concentrated around the access to the site, access to bus
services and train capacity.

The NPPF ( National Planning Policy Framework) of March 2012 sets out
at its heart the presumption in favour of sustainable development in both
plan-making and decision-taking. For decision-taking this means approving
development proposals that accord with the development plan without
delay; and where the development plan is absent, silent or relevant policies
are out-of —date, granting permission unless any adverse impacts of doing
so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework as a whole or specific
policies in this Framework indicate development should be restricted.



4.3

4.4

4.5

Sustainable development in the NPPF is defined as having three strands;
— economic, social and environmental;

- Economic involves contributing to building a strong, responsive
and competitive economy, by ensuring that sufficient land of the
right type is available in the right places and at the right time to
support growth....including the provision of infrastructure;

- Social involves supporting strong, vibrant and healthy
communities , by providing the supply of housing required to meet
the needs of the present and future generations; and by creating
a high quality built environment, with accessible local services
that reflect the community’s needs and supports its health, social
and cultural well-being; and

- Environmental involves contributing to protecting and enhancing
our natural, built and historic environment...

Looking at this site in more detail then the sustainability credentials of the
site have been assessed as follows ( distances are based on straight line
distances) ;

-Distance to nearest bus stop - 400 m — 1 service per hour between
9.30m and 5.30pm serving Morley, Batley and Dewsbury (
service 213)

-Distance to bus stop with frequent service — 925m to Morley bound
stop and 1000m to Leeds bound stop on Victoria Road ( 51and 52
- 15/20min service from Morley to Leeds, Little London,
Meanwood and Moor Allerton; 55 — 30 min service From Morley
to Leeds via Holbeck; 87 — hourly service to Morley, White Rose,
Bramley, East Ardsley and Leeds )

-Distance to railway station — 640m

-Distance to Morley Town Centre and range of local services —
1450m

-Nearest primary school is within a 20 minute walk

-Nearest secondary school is within a 30 min walk

The site does fail the accessibility criteria for distance to a bus stop serving
a 15 minute frequency to a major public transport node ( should be within
400m walk but actually between 925 to 1000 m which represents an 11 or
12 minute walk ) but is also not far to the rail station. The site is also a
relatively small infill scheme and existing development around will also
have similar sustainability criteria. It is not always possible to meet the
accessibility criteria and other developments have been accepted which
have not met them and there is a need for consistency in decision making.



4.6

4.7

4.8

4.9

The site is included in the Site Allocations Issues and Options Plan and was
subject to a detailed site assessment as with all the other sites across the
city. The Daisy Hill Close site scored relatively highly in 3 categories giving
it an overall score of 12 out of a possible 15. Compared to other sites the
site performs relatively well on sustainability grounds. In terms of the
needs for growth in the city and bringing sites forward for housing then
officers would consider that the site is sustainable in relative terms and that
the principle of the presumption in favour of sustainable development set
out in the NPPF does apply to this site. This is also consistent with the
findings of the Inspector back in 1999 who considered it well placed to be
an infill housing site.

Information has been obtained from Metro since last Panel on the capacity
of train services from Morley over the past 2.5 years. These figures are
based on averages from automatic people counters on Northern Rail trains.
The figures show that in the period 0700 -1000 ( morning peak) then apart
from one quarter out of 8 all loadings were 100% or more — up to a high of
128% in Q4 of 2011. Between 1000-1400 the capacities ranged from 34%
to 69% per quarter indicating significant additional capacity. Metro have
commented however that through the HLOS and the electrification of the
Trans Pennine Line there are commitments in place to increase capacity by
December 2018 if not sooner.

In relation to the local highway network and as acknowledged at the last
Panel, Margaret Close is substandard in terms of width ( especially on the
bend) and lack of forward visibility. The position of regular on —street
parking makes matters worse. However this is a small development which
will generate some 8-9 vehicle movements in the peak hour. Margaret
Close would go from serving approximately 61 to 75 dwellings ( a 23%
increase) and this does not exceed any threshold for road width. There is
no technical reason why the road cannot serve 75 dwellings. There are no
recorded injury accidents on Margaret Close or the adjacent cul-de-sac.
Whilst the position is not ideal it would be difficult to justify any highway
safety reason for not supporting the application. A condition is
recommended to deal with construction traffic via a method statement and
it is recognised that this will need to be carefully thought through in terms of
delivery times, size of vehicles and parking for construction staff if
disruption is to be minimised.

There is a need to consider the broader implications of decision making and
to ensure a consistent approach in both plan making and decision taking
when considering sustainability issues. The city has set out a clear
strategy for growth in the Core Strategy which is now progressing to public
examination and is being closely followed by looking at how that growth
can be accommodated across the city through the Site Allocations process.



4.10

411

4.12

4.13

5.0

5.1

Members are reminded that approval has been given for similar sized
developments at West Ardsley on unallocated sites as follows;

11/04754/0T for 14 houses on land adjoining 7 Waterwood Close, West
Ardsley approved in January 2012 after members considered previous
outline where an appeal for non-determination and invited a new
application and delegated decision to the Chief Planning Officer.

12/03373/FU for 14 houses on site of the Church of the Nativity, Westerton
Road and Waterwood Close, West Ardsley approved in December 2012
after Panel consideration in November .

Sustainability was considered in great depth at the Public Inquiry at
Clariant / Riverside Mills, Calverley Bridge where the Secretary of State
approved 550 dwellings at appeal on a brownfield site despite its relatively
isolated position from the surrounding urban fabric and distance to centres /
facilities. In his appeal decision letter the Secretary of State in March 2012
recognised the sites were in a location where there is no existing public
transport service and accessibility standards for travel on foot are not met.
However he concluded that taking into account the benefits included in the
proposal ( bus service provision for 10 year period and cycling
improvements) to existing uses and the ability of the sites to be reused for
industrial purposes without such measures, the redevelopment of the sites
would not be inappropriate having regard to policies which promote
sustainable patterns of development.

Sustainability is therefore a relative concept and has to be weighed against
the need to bring sites forward for housing and how they are placed in
relation to supporting infrastructure.

Members should also bear in mind the detailed planning approval given to
92 dwellings on the Phase 2 greenfield housing site at Daisy Hill which is in
close proximity to this site, of much greater size and has similar
sustainability credentials. Against this backdrop it is not considered that a
refusal on sustainability grounds can be supported or is tenable.

IMPACT ON EDUCATION

Members will recall that notwithstanding our current adopted guidance on

Education contributions (2001) that they will not be sought on schemes
below 50 dwellings it was recognised that this scheme will have some
limited impact and is likely to generate some school age children.
Accordingly the applicant has put forward an offer of 2 primary school
places and 0.5 secondary school place by means of a financial contribution
based on our formula which comes to £32,736. This offer is made to
mitigate any local impact. The offer from a local housebuilder with a
commitment to the local area is welcomed in this instance.



6.0

6.1

6.2

6.3

CONCLUSIONS

Officers are firmly of the view that permission should be granted for
residential development on this site having examined the previous history,
the sustainability credentials of the site, access and the education
contribution offered , and the need for consistency in decision making given
previous decisions made and highlighted above. This is a small scale
proposal on an infill site which cannot be said to be unsustainable given its
location and relationship to local services and facilities. It is recognised
that the access from St Margarets Close is substandard compared to
todays standards but no highway safety reasons can be put forward to
support a refusal.

To date the applicant has been prepared to not appeal against non
determination. Officers consider there is substantial risk to the Council of
costs against the Council if an appeal is submitted and that the Section 106
offer is likely to be reduced in that case with the education sum removed.

Members are asked to reconsider this application in the light of this report
and are strongly recommended to defer and delegate approval to the Chief
Planning Officer subject to conditions and the signing of the Section 106
agreement covering the educational and greenspace contributions.
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-~ CITY COUNCIL

Report of the Chief Planning Officer

PLANS PANEL SOUTH AND WEST

Date: 15" AUGUST 2013

Subject: APPLICATION 13/00625/FU — 14 detached houses with associated
car parking and landscaping on land off Daisy Hill Close Morley LS27 8DL

APPLICANT DATE VALID TARGET DATE
Ryancliff (Morley)Ltd 18" February 2013 20" May 2013
Electoral Wards Affected: Specific Implications For:

Equality and Diversity

Morley North
Community Cohesion

Yes | Ward Members consulted Narrowing the Gap
(referred to in report)
RECOMMENDATION:

DEFER AND DELEGATE to the Chief Planning Officer for approval , subject
to the specified conditions and following completion of a Section 106
Agreement to cover the following matters:

e Education contribution £66,692

e Greenspace contribution of £21,156.85
In the circumstances where the Section 106 has not been completed within
3 months of the resolution to grant planning permission the final
determination of the application to be delegated to the Chief Planning
Officer.




Conditions:

Time limit on permission

Plans to be approved

Details of fences and walls to be provided

Statement of Construction Practice

Details of existing and proposed ground levels and finished floor

levels to be agreed

Laying out of areas to be used by vehicles

Maximum gradient to driveways

Adoption of highway (Section 38 works)

Minimum internal dimensions of garages

10 Submission and implementation of landscaping details

11.Landscape Management Plan

12.Protection of retained trees and hedges

13.Preservation of retained trees and hedges

14.Provision for replacement trees and planting as necessary

15. Submission of walling and roofing materials

16. Submission of surfacing materials

17.Flood Risk management details to be submitted

18. Surface water drainage works to be approved and implemented

19. Surface water drainage scheme to be implemented in accordance
with approved scheme

20.Development to be carried out in accordance with approved
drainage details

21.Reporting of unexpected contamination

22.Submission of verification reports

23.Removal of permitted development rights for extensions and roof
alterations

24.Removal of permitted development rights for additional windows in
gable ends

25. Coal Site Investigation works

26. Submission of bat roosting and bird nesting opportunities

akrwnhE
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1.0 INTRODUCTION:

1.1The application is for residential development on an unallocated greenfield
site and is brought to Plans Panel at the request of Councillors Gettings and
Councillor Finnigan for the following reasons in summary :-

e The application is contrary to the National Planning Policy Framework (NPPF)
as it is not a sustainable development.

e This is Greenfield which adds additional burden to local schools without
providing any contribution to resolve the problems it provides

2.0 PROPOSAL:



2.1

2.2

3.0

3.1

4.0

4.1

5.0

The application is a full application for 14 detached houses comprising of 3
and 4 bedroomed houses. The proposed development consists of 525.15
sgm of on site public open space. Vehicular access is from Daisy Hill
Close.

The proposed houses are of a traditional form and design approach . The
houses are proposed in brick . The design and layout of the scheme is
described in more detail in paragraphs 10.6 to 10.10 below.

SITE AND SURROUNDINGS:

The application site is an area of approximately 0.6 hectares in extent
located at the end of the cul de sac namely Daisy Hill Close and forming a
natural extension to Daisy Hill Close. The site lies to the north eastern
side of the settlement of Morley. The site is scrubland and is adjacent to
residential development on three sides to the west, south and east.
Existing housing surrounding the land has rear gardens of properties on
King George Avenue ( west) and Margaret Close (south) backing onto it
with the side gables of houses and gardens on Daisy Hill Close to the
east.. The fourth and northern boundary adjoins the Laneside Farm site
which is designated as a Protected Area of Search (PAS site) for longer
term development in the adopted UDP. To the south is Morley railway
station and the Daisy Hill Phase 2 greenfield allocated housing site. The
surrounding properties vary in age and design with private amenity space
and garaging facilities.

RELEVANT PLANNING HISTORY:

H23/634/80 - Outline application to layout access road and erection of 18
Semi detached houses with garages.
Refused 17" November 1980

H23/110/85 - Outline application to erect residential development to
vacant site .
Withdrawn 9" September 1985

12/04988/FU - Demolition of outbuildings, laying out of access roads and
erect 92 houses with landscaping on Phase 2 greenfield
allocated site land at Daisy Hill, Morley
Approved at South & West Panel 11™ October 2012.

HISTORY OF NEGOTIATIONS:



5.1

5.2

6.0

6.1

6.2

6.3

6.4

6.5

6.6

6.7

The application was submitted without any pre application negotiations or
discussions.

Negotiations and discussions have taken place , to address the layout and
highway revisions to achieve an acceptable scheme, following submission
of the application

CONSULTATION RESPONSES:
Yorkshire Water

No objections in principle subject to drainage conditions to ensure work is
carried out in accordance to the submitted drainage scheme.

Highways
Initial consultation (dated 15™ March 2013) raises objections on a number

of issues with the layout. The applicant has revised the layout to address
the highway concerns. Highways now have no objections subject to a
suite of standard conditions.

Contaminated Land
No objections subject to standard conditions and Directions around any
unexpected contamination.

Flood Risk management

No objections in principle, but recommend conditions for the submission
of drainage works, plans and summary of calculations and relevant
investigations.

Coal Authority

Coal Authority agree with the recommendations of the Phase 1
Environmental Assessment submitted. The coal mining legacy potentially
poses a risk to the proposed development. Site intrusive investigation
works should be undertaken by rotary drilling prior to development , in
order to establish the exact situation regarding coal mining legacy issues
on site. Coal Authority has no objection subject to a condition to address
the investigative works.

Architectural Liaison Officer

The developer should be encouraged to include layout, design and
security hardware, doors, windows and glazing as required by the Secured
By Design scheme.

Metro

In order to encourage the use of the Public transport services available,
the developer should be requested to enter into a Metro's Residential
MetroCard Scheme A (RMC). The contribution would be £8,015.70.



6.8

6.9

6.10

7.0

7.1

Childrens Services - Education

This development is for 14 houses. Whilst Childrens services would not
normally request a contribution from a small development, there is
particular pressure for school places in the Morley area as a result of a
rise in the birth rate and any housing development would exacerbate this.
If all 14 houses were family dwellings, they would generate approximately
3.5 primary aged pupils. There are currently more children aged 0-5 living
in the Morley planning area than there are places. This does not take
account of children that maybe generated from this and other potential
developments in Morley. The nearest schools which are Churwell Primary
and Seven Hills are oversubscribed for September 2013. The proposed
development would generate approximately 1.4 secondary aged pupils,
with increasing demand in the south of the city. Any new housing will
exacerbate this . As a whole the south wedge is predicted to run out of
capacity in year 7 in 2014. In light of this request the following contribution
Is sought;

Primary £41,612

Secondary £25,080

Total £66,692

Local Plans policy- Greenspace

Greenspace contribution for the proposed 14 detached houses at Daisy
Hill is as follows :-

N2.1 - £0 (plan shows the requirement is to be fully provided on site)

N2.2 - £5,311.53

N2.3 - £5,311.53

Maintenance of N2.1-£0 (As it is expected that the developer will maintain
the N2.1 green space provided on site)

Child play contribution -£8,802.24

Professional fees - £1,731.56

Total of £21,156.56

Sustainable Development Unit —Nature Conservation

Recommend Landscaping Plan and Landscape Maintenance Plan are
amended to include native species rich hedges and their establishment /
maintenance details. These measures will help offset the loss of native
scrub patches across the site. To be addressed by condition. The loss of
bat and bird foraging /roosting areas (open grassland and scrub patches)
should be addressed by recommended conditions.

PUBLIC/LOCAL RESPONSE:

The application has been advertised by site notices posted on site on 15™
March 2013. A total of 34 objections have been received from nearby



7.2

7.3

7.4

households on Daisy Hill Avenue, Daisy Hill Close, Margaret Close and
King George Avenue.

In summary the representations raise the following concerns:-

Additional traffic and highway concerns on Daisy Hill Close and the
surrounding highway network

Bottleneck of traffic on Daisy Hill Avenue

This is a greenfield site no need to use these sites when brownfield
land available

No capacity in local schools

Flooding problems locally —this will add to the problems

Drainage concerns locally

Strain on local infrastructure

Not sustainable because the infrastructure is not able to support it
and there is not sufficient finance available to address this

Close proximity to dwellings

Development will block the view to openspace

Loss of semi rural area

Morley Town Council

Have submitted the following representations:-

The proposed development is a modest natural infill worthy of
support in principle.

However there are points that need to be addressed around the
layout where some of the dwellings appear cramped in part.
Provision of visitor parking.

Concerns around local sewerage especially during intense rainfall.
Adverse cumulative pressure on school places which are projected
to fall into deficit in Morley.

Added traffic loadings on the local highway network.

Local bus service timings not helpful during peak periods.

Planning policy is in flux , house building targets are unrealistically
large. 14 house project is not of strategic , Leeds wide significance.
Would not be helpful to argue on the ground for or against this
modest development.

Worry is the cumulative impact of this and other new developments
on the local schools , medical and dental services.

Object to application as it stands , the layout should be changed to
make better use of the space, so providing larger and more useable
gardens. Street widths and turning circles should be re considered,
with enough room for refuse vehicles to manoeuvre within the site.
The cumulative impact on highways, sewerage , schools and local
facilities should be considered.

Local Ward Member representation




8.0

8.1

8.2

8.3

8.4

Councillor Gettings and Councillor Finnigan have raised the following
concerns and issues :-

The application is contrary to the National Planning Policy Framework
(NPPF) as it is not a sustainable development.

The local infrastructure such as local schools and health centres cannot
accommodate this development in a sustainable way which breaches the
NPPF

This site is controversial as it is a Greenfield site which adds additional
burden to local schools without providing any contribution to resolve the
problems it provides

The RSS has been abolished since the date of the application .This
abolition directly impacts on the need to use greenfield sites when
brownfield sites are available

Panel members need to decide if any further Greenfield sites need to be
sacrificed while there remains over 20,000 planning permissions granted
but not yet exercised on mainly brownfield sites.

PLANNING POLICIES:

The Development Plan consists of the adopted Leeds Unitary
Development Plan (Review 2006) and the Natural Resources and Waste
DPD (2012).

The Core Strategy sets out strategic level policies and vision to guide the
delivery of development investment decisions and the overall future of the
district. On 26™ April 2013 the Council submitted the Publication Draft
Core Strategy to the Secretary of State for examination and an Inspector
has been appointed. It is expected that the examination will commence in
September 2013.

As the Council has submitted the Publication Draft Core Strategy for
independent examination some weight can now be attached to the
document and its contents recognising that the weight to be attached may
be limited by outstanding representations which have been made which
will be considered at the future examination.

Relevant Leeds Unitary Development Plan (UDP) Review Policies:

SAL: Secure the highest possible quality of environment.

SA3: Adequate provision for housing needs.

SA7: Promote physical and economic regeneration of urban areas.

SP3: New development concentrated largely within or adjoining the main
urban areas.

GP5: General planning considerations.

GP7: Use of planning obligations.

CP11: Sustainable development.

N2: Greenspace hierarchy.




8.5

8.6

N4: Provision of greenspace.

N12:Priorities for Urban Design

N13: Design and New Buildings

N29: Archaeology.

N38a: Prevention of flooding.

N38b: Flood Risk Assessments.

N39a: Sustainable drainage.

N49: Habitat protection.

N51: Habitat enhancement.

T2: New development and highways considerations.
T2C: New development and Travel Plans.
T2D: Public transport contributions.

T5: Safe access for pedestrians and cyclists.
T7: Development and cycle routes.

T7A: Requirement for secure cycle parking.
T24: Car parking provision.

H2: Monitoring of annual completions for dwellings.
H3: Delivery of housing allocated sites.

H4: Windfall Development Sites

BD5: General amenity issues.

LD1: Landscape schemes.

Supplementary Planning Guidance / Documents:

SPG4 Greenspace relating to new housing development (adopted).
SPG10 Sustainable Development Design Guide (adopted).

SPG11 Section 106 Contributions for School Provision (adopted).

SPG13 Neighbourhoods for Living (adopted).

SPG22 Sustainable Urban Drainage (adopted).

SPD Street Design Guide (adopted).

SPD Public Transport Improvements and Developer Contributions
(adopted).

SPD Sustainable Design and Construction (adopted).

Emerging Core Strategy

Spatial Policy 1 — Location of Development

Outlines that a spatial development strategy is based on the Leeds
settlement hierarchy concentrate which seeks to concentrate the majority
of new development within urban areas taking advantage of existing
services, high levels of accessibility and priorities for urban regeneration.

The largest amount of development will be located in the Main Urban Area
with Major Settlements delivering significant amounts of development.

Settlements within the hierarchy will guide the identification of land for
development, with priority given in the following order:



a. Previously developed land and buildings within the settlement,
b. Other suitable infill sites within the relevant settlement,

c. Key locations identified as sustainable extensions to the relevant
settlement.

Development should respect and enhance the local character and identity
of places and neighbourhoods,

Development should recognise the key role of new and existing
infrastructure (including green, social and physical) in delivering future
development to support communities and economic activity.

Spatial Policy 6 — p.35 — Housing Requirement and Allocation of Housing
Land

References to the fact that the delivery of 500 dwellings per annum (8,000
over the plan period) is anticipated on small and unidentified sites.

H2 — New Housing Development on Non allocated Housing Sites

New housing development will be acceptable in principle on non-allocated
land, providing that:

i) The number of dwellings does not exceed the capacity of transport,
educational and health infrastructure, as existing or provided as a
condition of development.

i) For developments of 5 or more dwellings the location should accord
with the accessibility standards in Table 2 of Appendix 2

H3 — Density of Residential Development

Housing development in Leeds should meet or exceed the following
densities unless there are overriding reasons concerning townscape,
character, design or highway capacity:

i) Other urban areas - 40 dwellings per hectare

H4 — Housing Mix

Developments should include an appropriate mix of dwelling types and
sizes to address needs measured over the long term taking into account
the nature of the development and character of the location.

P10 - Design - highlights that new development for buildings and spaces,
and alterations to existing, should be based on a thorough contextual
analysis and provide good design that is appropriate to its location, scale
and function. Proposals should accord with principles around size, scale,
design, layout, character, surroundings, public realm, historic / natural



assets, visual, residential and general amenity, safety, security and
accessibility to all.

T2 — Accessibility Requirements and New Development

This should be located in accessible locations that are adequately served
by existing or programmed highways, by public transport and with safe
and secure access for pedestrians, cyclists and people with impaired
mobility:

() In locations where development is otherwise considered acceptable
new infrastructure may be required on/off site to ensure that there is
adequate provision for access from the highway network, by public
transport and for cyclists, pedestrians and people with impaired mobility,
which will not create or materially add to problems of safety, environment
or efficiency on the highway network.

(i) Developer contributions may be required for, or towards, improvements
to the off site highway and the strategic road network, and to pedestrian,
cycle, and public transport provision.

(iii) Significant trip generating sites will need to provide Transport
Assessments/

Transport Statements in accordance with national guidance.

(iv) Travel plans will be required to accompany planning applications in
accordance with national thresholds and the Travel Plans SPD.

(v) Parking provision will be required for cars, motorcycles and cycles in
accordance with current guidelines.

G4 — New Greenspace Provision

On site provision of greenspace , will be sought for development sites of
10 or more dwellings that are outside the City Centre and for those which
are located in areas deficient of greenspace. In areas of adequate supply,
contributions of an equivalent value towards safeguarding and
improvement of existing greenspace will take priority over the creation of
new areas.

ID2 — Planning Obligations and Developer Contributions

Section 106 planning obligations will be required as part of a planning
permission

where this is necessary, directly related to the development, and
reasonably related in scale and kind in order to make a specific
development acceptable and where a planning condition would not be
effective.

National Planning Policy Framework
This document sets out the Government's overarching planning policies
on the delivery of sustainable development through the planning system.




9.0

9.1

10.0

10.1

Paras 11-14 and 49: Presumption in favour of sustainable development

Para 17 : Core principles including supporting delivery of homes and
encouraging effective reuse of brownfield land

Para 50: LPAs should plan for a mix of housing, identify sizes, types,
tenures in particular areas and identify affordable housing opportunities.

Para 56: Government attaches great importance to design of the built
environment

Para 58: policies and decisions should aim to ensure developments:

- function to area quality over the long term

- establish strong sense of place, creating attractive, comfortable places
- optimise potential of site to accommodate development

- respond to local character and history

- create safe and accessible environments

- visually attractive (architecture and landscaping)

Para 69: Planning policies / decisions should aim to achieve places which
promote safe and accessible environments where crime and disorder and
the fear of crime do not undermine quality of life and community cohesion.
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APPRAISAL:
Principle of Development and Sustainability

Section 38(6) of the Planning and Compensation Act 2004 requires that
applications must be determined in accordance with the development plan
unless material considerations indicate otherwise. The application is on an
unallocated greenfield site, within the settlement of Morley.



10.2

10.3

10.4

10.5

10.6

The site lies at the edge of the Morley settlement and forms a natural
extension of Daisy Hill Close . A large range of facilities are located within
acceptable distances. The local 214 bus provides a local service. More
frequent services are available on Victoria Road, with Morley railway
station in close proximity. There is an existing footpath that links nearby
Daisy Hill to Morley station. This footpath is to be upgraded as part of the
adjacent residential development 12/040988/FU (approved development
on land at Daisy Hill). This footpath is to be widened with additional
lighting and there is the potential for this to form a cycle link.

In light of these factors it is considered that the site is located in a
sustainable location. Given the site is surrounded on three sides by
existing housing it is a natural infill site and it's development will assist in
the housing numbers that the city needs to find and the windfall allowance
within the emerging Core Strategy. The site is therefore considered
acceptable in principle for residential development and consistent with
UDP policies ( notably H4 ) and guidance in the NPPF.

Highway Issues

The site is accessed from Daisy Hill Close. Concerns have been raised
around the dimensions of the road, the drive widths, gradients , turning
provision and parking arrangements. The applicant has revised the layout
to address these concerns and in highway terms the layout is considered
acceptable.

Drainage
The Flood Risk assessment report submitted confirms a foul water

connection to the public foul water sewer in Daisy Hill Avenue and a
surface water discharge to the public surface water sewer in Daisy Hill
Avenue via storage with a restricted discharge (three litres/second) .
Yorkshire Water have raised no objections in principle subject to drainage
being carried out in accordance with the submitted report. Flood Risk
Management have raised no objections to the proposed drainage scheme
submitted and recommend soakaways be used initially. With a scheme
detailing surface water drainage works and plans summarising
investigations and calculations to be submitted and agreed, before the
development is brought into use. This is to be addressed by the relevant
conditions. It is considered that the drainage network has the capacity to
accommodate the additional development of 14 houses .

Urban Design

Layout scale and design

The site essential provides 14 detached dwellings in the following forms:-
-The Harewood , two storey — 4 bedroomed (3 in total )

-The Laurel , two storey — 4 bedroomed ( 3 in total)

-The Sandringham , two storey — 4 bedroomed (4 in total)

- The Lilac , two storey — 3 bedroomed (4 in total)




10.7

10.8

10.9

10.10

The dwellings continue the layout of the existing dwellings on Daisy Hill
Close following the building line of numbers 1 and 15 Daisy Hill Close and
extend the Daisy Hill Close cul de sac by a further 14 dwellings. The
dwellings face the internal road layout and provide a uniform frontage to
the street scene. They are set back with grassed garden areas to the
frontage with 10 of the dwellings each having a tree in the front
gardens. These trees are spread across the site and provide an avenue of
trees to the western streetscene. The dwellings each have detached
garages with individual drives set back off the road towards the rear of
the dwellings. The dwellings along the west of the site adjoin the rear
garden areas of dwellings on King George Avenue. A public Open Space
of 525sgm is provided centrally adjacent to number 8 Daisy Hill Close,
with all the dwellings overlooking this openspace.

During negotiations the layout has been changed to accommodate both
highway requirements and space between the dwellings along with
moving garages and dwellings away from the rear western boundary
(rear garden areas of King George Avenue)

The dwellings are proposed in brickwork and render with concrete roof
tiles. The design of the houses follows a traditional form and reflects
characteristics of the local area. The local area consists of modern two
storey semis and detached along Daisy Hill Close. Dwellings along
Margaret Close are two storey and appear in terraced form of 6 dwelling
blocks. The dwellings along King George Avenue vary in design and
character by having a two storey terraced row towards the south west
corner of the site, moving towards the north the dwellings become two
storey semis and bungalows.

The design of the houses , their scale and spatial setting has regard to
local characteristics and accords with the guidance set outin
Neighbourhoods for Living . Accordingly it is considered that the
development has due regard to its context and that the design and layout
of the development is acceptable.

Impact on residential amenities

10.11 The proposed dwellings along the western boundary of the site are located

a distance of 11m, 12m ,13m, 13.2m 14m, 14.5m, 15m and 16.2m from
the boundary. These dwellings adjoin the rear garden areas of dwellings
on King George Avenue. The siting of houses along this boundary has had
regard to the depthof gardens of the existing properties on King George
Avenue. The rear gardens of dwellings on King George Avenue have
garden lengths (to common boundary of application site) of 12m , 11m,
and 8m - in some cases the introduction of conservatories have
shortened the garden lengths to 3m and 4.5m. Some of the gardens have
garages with the rear elevations facing the application site.



10.12

10.13

10.14

10.15

10.16

10.17

The existing boundary treatments consist of walling , rear elevation of
garages , hedging and timber fencing all approximately at a height of 2m.
The space between the proposed dwellings is 4m gable to gable end. Plot
11 and 12 in the north western corner have a distance between them of
2m. These are gable ends with no windows proposed in the elevations.
The space about the dwellings satisfy the requirements of
Neighbourhoods for Living.

The 4 dwellings along the southern boundary have rear garden lengths of
16m to plots 1 to 3. Plot 4 sides onto the rear garden area of 25 Margaret
Close. This has a gable end located 3m away from the boundary .All four
plots adjoin the rear garden areas of dwellings along Margaret Close.

In light of the above it is considered that the development meets the
guidance set out in Neighbourhoods for Living , will not have an adverse
impact on the amenities of nearby residents and will provide an adequate
level of amenity (in terms of the layout of the development ) for the
prospective occupiers.

Landscaping and greenspace

A Public open space of 525sgm is provided on site. This is accessible to
the residents of the scheme and other local residents and is overlooked by
properties affording a degree of security. It is located adjacent to number 8
Daisy Hill Close. Fencing, hedging and landscaping with trees are
proposed in the corners that adjoin the rear and fronts garden of number 8
Daisy Hill Close. Landscaping is proposed to the northern boundary of the
site where it borders the Protected Area of Search. This acts as a buffer to
the boundary and an easement to the open area beyond.

Section 106 Package: The section 106 Package required consists of;

e Education contribution of £66,692
e Greenspace contribution of £21,156.85

Section 106 requirements generally flow from policy . The development at
14 dwellings is above the threshold for a greenspace contribution but
below the normal threshold of 50 units for an education contribution.
However the pressures on local schools is acute and Education have
requested a contribution.. This is currently a matter under discussion with
the applicants and the outcome will be reported verbally to Panel.

Representations received
The above appraisal of the proposal addresses the concerns and issues
that have been raised by both local people and the Morley Town Council




representations.

11.0 Conclusions

11.1 It is considered that this is an infill site which is suitable for residential
development and the application accords with policies in the adopted UDP
and guidance in the NPPF. It is considered that the site is in a sustainable
location and that the details of the scheme are acceptable. Whilst the
scheme is small it is considered that it should make some contribution
towards education given the situation with local schools. Providing this
and the greenspace sum can be achieved then it is considered that the
proposal represents sustainable development without adverse impacts
and that the presumption in favour outlined in the NPPF applies and
should be given significant weight.

Background Papers:
Application files 13/00625/FU
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