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SOUTH & WEST PLANS PANEL 
 
Date: 17th May 2016 
 
Subject: APPLICATION 15/04884/RM - Reserved Matters application for residential 
development of 135 dwellings, including means of vehicular access from Moseley 
Wood Rise and pedestrian/cycle link from Cookridge Drive at land to the rear of 92 to 
174 Moseley Wood Gardens, Cookridge, Leeds. 
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RECOMMENDATION: 
 
GRANT PLANNING PERMISSION subject to the following conditions: 
 

1. Plans to be approved; 
2. Window and door detailing to be approved. 
3. Details of tree planting in highway verges. 
4. Drainage works to be carried out in accordance with drainage details provided. 
5. Details of boundary treatment along railway line to be agreed. 
6. Use of garages for car parking. 
7. Permitted development rights removed for extensions, outbuildings and 

hardstanding. 
 
The above conditions are in addition to the section 106 obligation and those 
conditions which were attached to outline planning consent reference 14/04270/OT 
which relate to: 
 
 
 

Specific Implications For:  
 
Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  
 
Adel and Wharfedale 
 

 

 
 
 
 

Originator:  Ryan Platten 
 
Tel: 0113 24 75647 

 Ward Members consulted 
 (referred to in report)  
 Yes 



 
(S106 Agreement) 

• Affordable housing at 35% on site (split 60% - 40% between Submarket and 
Social Rent). 

• Public transport contribution £1,226 per dwelling. 
• Education contribution of £643,115.10 (split between £401,263.54 for primary 

education and £241,851.56 for secondary education) 
• Greenspace contribution £1,098 per dwelling. 
• Travel Plan measures including car club contribution of £4,000 monitoring fee 

of £2675 and £10,000 penalty should travel plan targets not be achieved. 
• Bus stop contribution of £30,000 and Metro Card contribution £64,226.25. 
• Local employment and training initiatives during the construction of the 

development. 
• Public access to public open space and Biodiversity and Ecology Enhancement 

Management Plan. 
• Indexed linked contributions 

 
(Conditions) 

1. Two year time limit for reserved matters submission and further two years for 
commencement deadlines. 

2. Outline relates to Access only. All other matters Reserved. 
3. Plans to be approved. 
4. Maximum units to be 135 dwellings. 
5. Samples of walling and roofing materials to be approved. 
6. Details of existing and proposed ground levels and surfacing materials. 
7. Details of bin and cycle stores. 
8. Details of electric vehicle charging points. 
9. Landscape scheme. 
10. Tree protection during construction. 
11. Safeguarding of trees 
12. Tree replacement conditions. 
13. Construction environmental management plan. 
14. Biodiversity enhancement and management plan. 
15. Lighting strategy for bats. 
16. Bat and bird nesting plan. 
17. Laying out of hardsurfacing. 
18. Phasing plan and details. 
19. Flood risk mitigation measures. 
20. Surface water drainage scheme. 
21. Feasibility study into infiltration drainage methods. 
22. Ground water drainage scheme. 
23. Interim drainage method statement during construction phase. 
24. Surface water discharge monitoring scheme. 
25. Closure and diversion of existing sewers. 
26. Discharge of surface water. 
27. Separate systems of drainage for foul and surface water. 
28. Construction Management Plan. 
29. Remediation measures. 
30. Unexpected contamination. 
31. Remediation works. 
32. Vehicular access to the site. 
33. No vehicular access from Cookridge Drive 
34. Gradient of driveways 
35. Condition survey of local roads and mitigation works 

 



36. Cycle and pedestrian links 
37. Compliance with the Design and Access Addendum Statement 
38. Implementation of a programme of archaeology 
39. Off-site highways improvements 

 
 
 
1.0 INTRODUCTION: 
 
1.1 The application is for the determination of reserved matters for appearance, layout, 

scale and the landscaping of the site. Outline planning permission for the principle of 
the development and means of access to the site was granted on 1st April 2015 
following a Plans Panel resolution to defer and delegate to the Chief Planning Officer 
for an approval at the City Plans Panel meeting on 11th December 2014. 

 
1.2 This application is presented to Plans Panel at the request of Ward Councillor Barry 

Anderson. Councillor Anderson has submitted detailed objections to the proposal 
which are summarised, alongside other objections to the scheme, in section 7 of this 
report. 

 
2.0 PROPOSAL: 
 
2.1 The applicant seeks planning consent for the reserved matters of appearance, 

layout, scale and the landscaping of the site for a residential development of 135 
dwellings. 

 
2.2 The 135 dwellings proposed will include a mix of 2 bedroom semi-detached (24 in 

total), 3 bedroom semi-detached (57 in total), 4 bedroom detached (45 in total), and 
5 bedroom detached (9 in total) properties. The properties will be predominantly two 
and two and half storey in scale and constructed of red brick with tiled roofs. All 135 
properties will include front and rear gardens and be served by off-street car parking 
spaces. A total of 47 affordable units will be ‘pepper potted’ around the site. 

 
2.3 The site will be served by vehicular access from Moseley Wood Rise with a cycle 

and pedestrian link, also serving as access for emergency vehicles, to Cookridge 
Drive to the north and pedestrian links to Moseley Wood Gardens, Moseley Wood 
Croft and beyond to the south. The site will include public areas of green and open 
space running parallel to Moseley Beck to the west of the site and punctuating built 
development from west to east. The public areas of green and open space will 
provide opportunities for both informal play and recreation with extensive footpaths 
provided through these areas. Those areas of green and open space running from 
west to east will be further complemented by grass verges to accommodate street 
trees to create ‘green fingers’ running through the development. 

 
2.4 The proposed drainage works have influenced the layout of the site considerably. A 

robust system of land drainage, including the re-opening of water courses with 
deepened infiltration trenches, land drains, filter drains and detention swales, is 
proposed at the site. This will include measures to limit the flow of both ground water 
flows from the development and neighbouring residential areas and overland flows in 
order to allow water to flow into Moseley Beck in a controlled manner. The detention 
swales at the site will also allow water to be stored at the site during extreme events 
and reduce the flood risk to the downstream catchment of Moseley Beck. The 
drainage information submitted with the Reserved Matters application aims to satisfy 
the requirements of the relevant drainage condition attached to the outline consent. 

 



2.5 The proposal will also provide for biodiversity areas to be protected and managed 
both within the application site and within the wider site owned by the applicant. 
Within the application site this will include the provision of new areas of species rich 
grassland and tree planting in both public and private spaces to complement the 
existing trees which are to be retained at the site. 

 
3.0 SITE AND SURROUNDINGS: 
 
3.1 The application site is situated to the west of the Moseley Wood housing estate in 

Cookridge. The site is 6.9 hectares in area and currently consists of an open field 
which slopes to the south and west towards Moseley Beck and the Harrogate to 
Leeds railway line. The site is predominantly used as pasture land in an agricultural 
use. The site includes existing vehicular access from Moseley Wood Rise. Works to 
widen the carriageway of Moseley Wood Rise began in March 2016 under a Section 
278 Agreement with the Council.  

 
3.2 The application site sits within part of a wider site designated under saved policy N34 

of the Leeds Unitary Development Plan (2006) as a ‘Protected Area of Search for 
Long Term Development’ (PAS). The wider PAS site is 9.9 hectares in area. The 
applicant also controls 5.99 hectares of land to the north of the application site which 
falls within the Leeds Green Belt. The area of land to the west of the railway line also 
falls within the Leeds Green Belt. 

 
3.3 The Draft Site Allocations DPD has included the application site (site area of 6.78Ha) 

as a phase 1 housing site (LPA Reference HG1-58) with a capacity of 135 units. The 
neighbouring site to the north east (site area of 2.6Ha), also owned by the applicant, 
is included in the Draft Site Allocations DPD as a phase 2 housing site (LPA 
Reference HG2-29) with a capacity of 63 units. 

 
3.4 Trees at the application site benefit from the protection of a Tree Preservation Order 

(LPA Reference 2013/14). The application site also falls within one of the Council’s 
Bat Alert areas in which bats are known to be present. A thin strip of the application 
site running adjacent to Moseley Beck falls within flood zones 2 and 3a(i) with the 
remainder of the site falling within flood zone 1. The site is also the subject of a 
claimed public right of way running alongside Moseley Beck. 

 
3.5 The Moseley Wood housing estate to the east consists of predominantly two storey 

housing incorporating a range of different materials. Streets adjacent to the 
application site include grass verges with sporadic street trees. 

 
4.0 RELEVANT PLANNING HISTORY: 
 
4.1 Previous Applications: 
 
 13/04148/OT - Outline application for development of circa 200 dwellings, including 

access from Moseley Wood Rise at Land at rear of Moseley Wood Gardens, 
Cookridge. Presented to City Plans Panel 10th April 2014 with a Position Statement. 
Refused at Panel November 2014 for reasons of urban design and amenity 
relating to the number of dwellings to be served by a single vehicle access to the 
site. 

 

 



14/00190/FU – Proposed second access road from Cookridge Drive to Land at rear 
of Moseley Wood Gardens, Cookridge. Presented to City Plans Panel 10th April 
2014 with a Position Statement. Refused at Panel November 2014 for reasons 
relating to the impact on the Green Belt, 15design and character including the loss 
of important woodland.  

14/04270/OT - Outline application for residential development for circa 135 
dwellings, including means of vehicular access from Moseley Wood Rise and 
pedestrian/cycle link from Cookridge Drive. Plans Panel resolved to Approve 11th 
December 2014 – Delegated to the Chief Planning Officer and Approved on 1st 
April 2015. 

 
5.0 HISTORY OF NEGOTIATIONS: 
 

City Plans Panel December 2014 
5.1 At the Plans Panel meeting of 11th December 2014 the panel resolved to defer and 

delegate the application to the Chief Planning Officer to grant outline consent for 
planning application 14/04270/OT. In doing so considerable time was spent by 
members of the panel discussing and debating matters relating to drainage, the 
extent of development and issues of sustainability, access arrangements and the 
need for the section 106 agreement to be signed without delay amongst other 
relevant matters. 

 
 Issuing of Outline Consent April 2015 
5.2 In issuing the decision on 1st April 2015 the Chief Planning Officer took into account 

the withdrawal of the Council’s Interim PAS policy by the Council’s Executive Board 
on 11th February 2015. The decision of Executive Board to withdraw the interim PAS 
policy was made in light of the fact that work on the Council’s Site Allocations Plan 
had progressed to a point where the Council considered it was not appropriate or 
necessary to retain the policy. The report to Executive Board made clear that there 
was, in effect, no real difference in terms of the underlying objectives and 
approaches being taken, or in terms of the weight that should be afforded to the 
Council’s new approved position and the former interim PAS policy in decision 
making. 

 
5.3 At the time of issuing the decision for the outline consent on 1st April 2015 it was 

noted that the application site was one of those sites proposed to be brought forward 
for residential development in the Site Allocations DPD and not retained as PAS as 
the site fitted with Core Strategy priorities. It was also noted that the Council’s 5 year 
housing land supply included the application site which reinforced the view that the 
principle of residential development at the site was appropriate.  

 
 Pre-Application Enquiry April 2015 
5.4 Following the granting of planning approval for outline application 14/04270/OT the 

applicant submitted a pre-application enquiry to the Council (LPA Reference 
PREAPP/15/00313) on 20th April 2015 to discuss the detailed reserved matters 
relating to layout, scale, appearance and landscaping. A meeting was held on 20th 
May 2015 with the applicant, Council officers and local ward members in attendance. 
The discussion centred around design, housing mix, amenity, landscape, 
biodiversity, highways, drainage and flood risk considerations. 

 
 
 
 



6.0 COMMUNITY CONSULTATION 
 
6.1 The applicant carried out public consultation exercises at the time of the first 

application for outline consent in 2013 (LPA Reference 13/04148/OT) and a further 
leaflet drop of households within the vicinity of the application site following the 
submission of outline application 14/04270/OT. 

 
6.2 The applicant did not carry out further public consultation prior to the submission of 

the current reserved matters application but has since held a public consultation 
event on 10th February 2016 at the Leeds Modernians Sports Club which was 
advertised by way of a leaflet drop of approximately 350 local properties and adverts 
displayed in local shops. The applicant has advised that the event was attended by 
24 local residents and all three local ward members and that the main issues raised 
related to flooding, excessive traffic during school drop-off and pick-up, impact on 
roads in Cookridge, and destruction of habitats. 

 
7.0 PUBLIC/LOCAL RESPONSE: 
 
7.1 The application has been publicised by means of site notice. The Council also wrote 

directly to all those who had submitted comments for the previous outline application 
14/04270/OT on receipt of the reserved matters application. 

 
7.2 Councillor Barry Anderson, Councillor Caroline Anderson, Councillor Billy Flynn (all 

Adel and Wharfedale Ward) have objected to the application. Greg Mulholland MP 
has objected to the application. The Adel and Wharfedale Labour Party has objected 
to the application. The Cookridge Residents Action Group (CRAG) has objected to 
the application. 200 objections have been received from local residents and other 
interested parties. A petition with 23 signatures has been received in objection to the 
application. Two general comments have been received expressing concerns in 
relation to the application. 

 
7.3 The following is a summary of the concerns relating to the detailed reserved matters 

which have been raised: 
 

• The drainage proposals put forward for the site are inadequate and fail to take 
into account the sources of ground water or the hydrogeology at the site; 

• The investigations into the sources and extent of the water at the site are 
seriously flawed; 

• The drainage proposals are unlikely to be maintained over the longer term; 
• The recent flooding of the site and in Leeds (December 2015) is an increasing 

occurrence and climate change is likely to lead to increased instances of flooding 
such as this; 

• The proportion of larger houses for sale is not required given the availability of 
larger houses in the area at present; 

• The proposed development does not include 'affordable' homes; 
• The layout does not reflect the flow of Cookridge which is built into the hillside 

with house sizes reflecting this topography. The new houses are 'characterless' 
and will be of an inappropriate scale and design and will remove the 'village' feel 
of Cookridge; 

• There are not enough play areas in the area for children and the new 
development should look to incorporate such spaces; 

• The proposal will introduce opportunities for crime within the development and in 
surrounding streets; 



• The separation distances between properties does not meet the Council's own 
guidance; 

• The garden sizes do not meet the Council's own guidance; 
• The proposed pedestrian and cycle link will be artificially lit leading to light 

pollution and will be harmful to wildlife; 
• The proposal provides for insufficient car parking provision at the site; 
• The positioning of a new substation close to existing residential properties is 

worrying; 
• The proposal will lead to the loss of established woodland; 

 
7.4 A number of representations have also raised matters which were considered as 

part of the outline planning application (14/04270/OT) including: 
 

• The land is unsuitable for housing as it is a flood risk and acts as a soak-away 
for the surrounding area and is vital for collecting and storing surface water run-
off; 

• The land is poorly drained at present and the addition of built development 
including impermeable surfaces will only add to water run-off problems; 

• The flooding of Moseley Beck has previously led to flooding of the adjacent 
railway line; 

• It would be difficult for future occupiers at the site to gain house insurance; 
• The site is some distance from the nearest public transport routes which are 

already overused; 
• There is a lack of school places in the area; 
• There is a lack of health infrastructure in the area such as dentists and doctors; 
• There is insufficient local services and shops in the area; 
• The development of the site would be harmful to the wildlife and habitats at the 

site; 
• Brownfield sites and empty homes should be brought back into use before new 

housing is approved; 
• The roads in Cookridge are already experiencing increased traffic and parking is 

a problem. The local road network, which is often narrow with cars parked on 
streets, is unable to absorb the increase in vehicles and the development will 
result in 'rat-running'; 

• New vehicular traffic will lead to noise and pollution; 
• In bad weather many local roads are not gritted/ cleared meaning the site would 

be inaccessible to vehicles; 
• The site is not accessible for the elderly or infirm; 
• Construction traffic will be disruptive, pose a nuisance and be a threat to 

highway safety; 
• Building houses in close proximity to an airport is bad planning due to the 

associated health and noise concerns and potential for air crashes; 
• The development will remove recreation space currently used by local people; 
• The proposed pedestrian and cycle path to Cookridge Drive is unnecessary and 

will lead to crime, antisocial behaviour, privacy and safety concerns;  
• The countryside forms a natural background to the existing housing estate; 
• The proposed emergency access route to Cookridge Drive will be converted in 

the future to create a further vehicular access to the site; 
 
 
 
 



7.5 One representation has noted that the proposed crossings on Green Lane are a 
 positive benefit of the scheme. 
 
7.6 The Yorkshire Wildlife Trust has offered comments in relation to the proposal noting 

 that an amended masterplan should be submitted to clearly set out the proposed 
 biodiversity areas in accordance with the advice offered by the Council's Nature and 
Ecology team. It is noted that this amended masterplan has since been submitted. 

 
7.7 A number of representations have also noted that the proposals were poorly 
 advertised, that the public consultation carried out by the developer was poor and 
 too late, that the knowledge of local people should be given greater weight, that 
 planning conditions attached to the outline permission should be discharged before 
 the reserved matters application is determined, and that information submitted by 
 the applicant has not been independently verified by experts. 
 
7.8 In addition to the above a number of objectors, including CRAG, have noted their 

longstanding concerns in relation to matters of process at the outline stage. It is 
noted that these concerns were investigated by the Local Government Ombudsman 
in response to a complaint that the Council did not take proper account of all 
relevant information when it granted outline consent, in particular in relation to 
flooding and drainage issues. In offering his decision the ombudsman considered 
that “the Council properly assessed the application against the relevant policies. It 
also took account of the comments of consultees and these are reflected in the 
conditions attached to the planning permission. Consultees were satisfied drainage 
issues at the site could be dealt with by way of conditions, so there were insufficient 
grounds to refuse the principle of development”. The Ombudsman concluded that 
there was no evidence of fault in the way the Council reached its decision and the 
complaint was not upheld. 

 
8.0 CONSULTATION RESPONSES: 
 
 Statutory 
 
8.1 Environment Agency – No further comments to add to those from outline stage. 
 
8.2  Coal Authority – No objections. 
 
8.3  Natural England – No objections. 
 
8.4  Highways - No objections. 
 
 Non-Statutory 
8.5  Network Rail – No objections subject to agreeing an appropriate boundary treatment 

adjacent to railway line. 
 
8.6  Metro – Bus stop contributions and Metrocard scheme (as agreed at outline) should 

 be provided. 
 
8.7  Flood Risk and Drainage - The drainage information submitted is sufficient to 

discharge condition 22 of outline consent  14/04270/OT. The surface water and 
drainage schemes proposed will ensure the proposed development will not be at 
significant risk of flooding, and that the proposed development will not increase flood 
risk elsewhere. No additional flood risk or drainage conditions are required in 
addition to those attached to the outline consent. 

 



8.8  Local Plans – No objections. The housing mix is appropriate to suit general housing 
 needs. 

 
8.9  Landscape - No objections 
 
8.10  Nature/ Ecology - No objections. 
 
8.11  Contaminated Land – No objections. 
 
8.12  Public Rights of Way - No further comments to add to those from outline stage. 
 
8.13  Education Leeds - Seeking contribution towards school provision (secured at 

 outline). 
 
8.14  Environmental Protection Team - No objections subject to conditions (as agreed at 

 outline) 
 
8.15  New Generation Transport - No objections. 
 
9.0 PLANNING POLICIES: 
 
9.1 As required by Section 38(6) of the Planning and Compulsory Purchase Act 2004 

this application has to be determined in accordance with the Development Plan 
unless material considerations indicate otherwise. The development plan currently 
comprises the adopted Local Development Framework Core Strategy (2014), those 
policies saved from the Leeds Unitary Development Plan (Review 2006) (UDP) and 
the Natural Resources and Waste Local Plan. 

 
The Local Development Framework Core Strategy was adopted by the Council on 
12th November 2014. The following policies contained within the Core Strategy are 
considered to be of relevance to this development proposal: 

 
General Policy – Sustainable Development and the NPPF 
Spatial Policy 1 – Location of Development 
Spatial Policy 6 - The Housing Requirement and Allocation of Housing Land 
Spatial Policy 7 - Distribution of Housing Land and Allocations 
Policy H1 - Managed Release of Sites 
Policy H2 – New Housing on Unallocated Sites 
Policy H3 – Density of Residential Development 
Policy H4 – Housing Mix 
Policy P10 – Design 
Policy P11 – Conservation 
Policy P12 – Landscape 
Policy T1 - Transport Management 
Policy T2 – Accessibility and New Development 
Policy G3 - Standards for Open Space, Sport and Recreation 
Policy G4 - New Greenspace Provision 
Policy G8 – Protection of Important Species and Habitats 
Policy G9 – Biodiversity Improvements 
Policy EN1 – Climate Change 
Policy EN2 – Sustainable Design and Construction 
Policy EN5 – Managing Flood Risk 
Policy ID2 - Planning Obligations and Developer Contributions 

 



9.2 The most relevant policies from the Natural Resources and Waste Development 
Plan Document (DPD) are outlined below: 

  
General Policy 1 - Sustainable Development 
Minerals 3 - Surface Coal 
Water 1 - Water Efficiency 
Water 2 - Protection of Water Quality 
Water 4 - Development in Flood Risk Areas 
Water 6 - Flood Risk Assessments 
Water 7 - Surface Water Run-Off 
Land 1 - Contaminated Land 
Land 2 - Development and Trees 

 
9.3 The most relevant saved policies from the Leeds Unitary Development Plan are 

outlined below: 
  

GP1 - Land uses and the Proposals Map 
GP5 - Development control considerations including impact on amenity 
BD5 - Design of new buildings 
N23 -  Development in incidental open space 
N24 - Development abutting the Green Belt 
N25 - Site boundaries 
N34 - Sites for Long Term Development 
N35 -  Development and Agricultural Land 
N37A - Development in the Countryside 
LD1 - Landscape design 
LD2 - New and altered roads 

 
9.4 Relevant Supplementary Planning Documents and Guidance are outlined below: 
 

• Neighbourhoods  for Living SPG (December 2003) 
• Greening the Built Edge SPG (June 2004) 
• Designing for Community Safety SPD (May 2007) 
• Public Transport Improvements and Developer Contributions SPD (August 

2008) 
• Street Design Guide SPD (August 2009) 
• Sustainable Design and Construction (August 2011) 
• Travel Plans SPD (August 2011) 
• Parking SPD (January 2016) 
• DRAFT Accessible Leeds SPD (Out to Public Consultation March to May 2016) 

 
9.5 Other relevant guidance includes: 
 

• The Guideline Distances from Development to Trees document (March 2011) 
 
9.6 The National Planning Policy Framework (2012) sets out the Government’s 

planning policies for England and how these are expected to be applied. It sets out 
the Government’s requirements for the planning system. The National Planning 
Policy Framework must be taken into account in the preparation of local and 
neighbourhood plans, and is a material consideration in planning decisions. 

 
 
 
 



9.7 The DRAFT Leeds Site Allocations Development Plan Document (DPD) has 
been through its first stage of preparation, the 'Issues and Options' stage. Public 
consultation took place on the issues and options from 3rd June to 29th July 2013. 
On 11th February 2015 the Council published a list of site allocations proposals 
which the Executive Board agreed should form the basis of the Site Allocations Plan 
to be prepared for consultation later in that year. This included the Council's view on 
which PAS sites are and are not appropriate to be brought forward during the plan 
period. The Council's Executive Board approved the Publication Draft of the DPD for 
public consultation on 15th July 2015. The application site is included within a larger 
site which forms one of those sites which is proposed to be brought forward for 
residential development as a housing allocation and not retained as PAS. 

 
10.0 MAIN ISSUES: 
 
10.1 The following main issues have been identified: 

 
(1) Outline planning permission and the principle of the proposed use; 
(2) Layout; 
(3) Scale and appearance; 
(4) Landscaping; 
(5) Flood risk and drainage; 
(6) Other material planning considerations. 

 
11.0 APPRAISAL: 
 
 1. Outline planning permission and the principle of the proposed use 
11.1 Outline planning permission was granted at the site for a residential development of 

a maximum of 135 dwellings on 1st April 2015 under planning application reference 
14/04270/OT. In granting outline consent the Local Planning Authority approved the 
principle of the proposed use and the detailed matter of access to the site. The 
reserved matters process aims to resolve those matters of detail which have been 
'reserved' from the outline stage. In this instance the reserved matters include 
layout, scale, appearance and landscaping. This report will not therefore assess the 
principle of the development or the detailed matter of the access to the site, as 
these matters have been previously established, but will instead look to assess the 
details of the scheme submitted in relation to these aforementioned reserved 
matters. Sections 2 to 4 of this report set out the relevant considerations in relation 
to these matters. 

 
11.2 It is noted that as part of the outline planning submission, the applicant provided a 

degree of indicative detail to give an indication of the detail of those matters which 
were to be reserved (relating to layout, scale, appearance and landscaping). This is 
not uncommon for an outline planning application and is often necessary for a Local 
Planning Authority to make an informed judgement on the merits of a scheme at the 
outline stage. These indicative details showed a scheme which is broadly similar to 
the scheme put forward under the reserved matters application in that both schemes 
were for 135 dwellings in a layout which is broadly similar, including areas of public 
open space and areas for biodiversity and ecological enhancement. However, it 
should be noted that, notwithstanding any differences in the reserved matters 
scheme now submitted, the details submitted at the outline stage were indicative 
only and were not approved by the Local Planning Authority as part of the outline 
approval. It was clear at the outline stage that these details would need to be agreed 
as part of a future reserved matters application. The indicative detailed matters 
relating to layout, scale, appearance and landscaping submitted at the outline stage 



should not therefore prejudice the outcome of the current reserved matters 
application. 

 
11.3 Further to the above, in granting outline consent for the principle of the development 

the Local Planning Authority took into account the relevant section 106 requirements 
generated by the scheme. A section 106 agreement was agreed between the 
applicant and the Council and includes provision for (1) affordable housing, (2) a 
public transport contribution, (3) an education contribution, (4) a greenspace 
contribution, (5) travel plan measures, (6) bus stop and metrocard contributions, (7) 
local employment initiatives and training during construction, and (8) public access 
to public open space and a biodiversity and ecology enhancement management 
plan. The details of the section 106 agreement agreed are outlined at the beginning 
of this report. The completed section 106 agreement included reasonable provisions 
to allow for any variation to the detail which may have resulted through the transition 
from the indicative scheme seen at the outline stage to the detailed scheme which is 
the subject of the current reserved matters application. As such it is not considered 
necessary to revisit these matters which are central to the principle of the 
development (which was established at the outline stage) as part of this appraisal. It 
is further noted that as the outline planning consent addressed these relevant 
matters through the section 106 agreement the reserved matters scheme is not 
liable to make any contributions through the Community Infrastructure Levy (CIL). 

 
 2. Layout 
11.4 The layout of a development relates to the way in which buildings, routes and open 

spaces are provided within a development and how these relate to buildings and 
spaces outside the development. The basic design premise of three areas of 
housing split by drainage channels running east to west to work with the existing 
topography, with a large area of public open space along the western edge of the 
site, was shown on the indicative plans at the outline stage. The principles of this 
layout have been carried through to the reserved matters scheme and remain 
acceptable. The layout of the streets is in-keeping with the wider aims of the 
Council's Neighbourhoods for Living SPG with design cues being taken from the 
wider Moseley Wood estate so as to respect local character in this respect. 
Generally speaking plot sizes are reflective of the local suburban character of the 
Moseley Wood estate and the suburban grain is therefore consistent with this 
character. 

 
11.5 The inclusion of grassed highway verges with street trees in the layout is a 

particularly positive aspect of the scheme. This is a nod to streets within the wider 
Moseley Wood estate, where sporadic instances of street trees still exist and add to 
the quality of spaces within the neighbourhood. For example this is particularly 
evident along the adjacent stretch of Moseley Wood Gardens where verges and 
street trees contribute to a particularly open and green streetscene. The two 
stretches of grassed highway verges proposed, in running parallel to areas of green 
public open space from east to west, will have the added impact of creating multiple 
green fingers which extend through the development to the large areas of green 
space, and rural setting beyond the railway line, to the west of the site. The 
punctuation of blocks of built development in this manner is an important feature at 
a site which will act as a transition between the suburban setting of the Moseley 
Wood estate and countryside beyond. 

 
 
 
 



11.6 The proportion of the public open spaces at the site to built development is positive. 
It is recognised that much of these open spaces will perform a drainage function at 
the site but even taking this into account the site will still provide large useable areas 
for the enjoyment of future and existing residents. In particular the large areas to be 
positively managed for biodiversity and ecological improvements have been 
retained from the outline consent, albeit in an amended layout, and will be 
accessible to the public for walking and general recreation. 

 
11.7 It is noted that the matter of the access to the site from Moseley Wood Rise has 

been agreed under the outline consent, as has the principle of the footpath/ 
pedestrian link to Cookridge Drive which serves a secondary function as an access 
for emergency vehicles. The general layout of vehicular and pedestrian routes 
through the site are acceptable and will allow for the necessary servicing and refuse 
vehicles to access, move within, and exit the site safely. The level of car parking 
provision is in keeping with the local planning policy requirements and is sufficient to 
serve the development. Whilst some instances of adjoining car parking spaces to 
the front of dwellings still exist from the indicative scheme seen at the outline stage, 
these have been kept to a minimum and are broken up, where appropriate, by front 
gardens and soft landscaping. Decent sized front gardens with tree planting to 
complement the tree planting on the aforementioned highway verges is also a 
positive feature of the development with appropriate spaces being created for off-
street bin storage. 

 
11.8 The development will provide for an appropriate mix of house types and sizes to 

respond to local housing needs and is in-keeping with the aims of Core Strategy 
policy H4. The sizes of the houses proposed will also meet the draft Leeds Standard 
and national described space standards for new dwellings. The affordable housing 
at the site, the numbers of which has already been agreed as part of the outline 
consent, is proposed to be accommodated throughout the site in three main areas 
which is considered to have achieved an appropriate balance between 'pepper-
potting' whilst retaining clusters of sufficient numbers so as to be attractive to 
affordable housing providers for management purposes. 

 
11.9 All the plots at the site either meet or exceed the guidance sizes for private garden 

space in the Council's Neighbourhoods for Living SPG and will provide for a good 
level of amenity for future occupiers. The distances between all properties are also 
in keeping with the guidance for separation distances in the same document which 
aims to prevent overlooking and privacy issues arising. The distances retained from 
new dwellings and garden areas to properties outside of the application site will also 
prevent any significant harm to neighbouring private amenity. The distances 
between existing properties backing on to the site from Moseley Wood Gardens and 
the new properties created along the eastern boundary of the site will exceed the 
guidance distances included in the Council's Neighbourhoods for Living SPG. 

 
11.10 Taking the above into consideration it is considered that the proposed layout 

represents an acceptable design solution which is in-keeping with the wider aims of 
the relevant policies in the Leeds Core Strategy, the relevant saved UDP policies, 
and the guidance contained within the relevant SPD's, SPG's, and the National 
Planning Policy Framework. 

 
 3. Scale and appearance 
 
 
 



11.11 The scale of a development relates to the height, width and length of buildings in 
relation to their surroundings. The appearance relates to those aspects of a building 
or place which determine the visual impression it makes. As is noted above the 
proposed layout is considered to be in keeping with the character and suburban 
grain of the wider Moseley Wood estate, whilst allowing for a sympathetic transition 
to the countryside setting to the west and north of the site. The two storey/ two and 
half storey scale of the houses proposed is considered to be in keeping with local 
character and is reflective of properties in neighbouring streets. 

 
11.12 The wider Moseley Wood estate includes properties displaying a wide range of 

external materials, but one common feature which runs throughout the estate is the 
use of red brick. The development proposes to incorporate three types of red brick 
in-keeping with this wider character. Properties will also incorporate traditional 
pitched roofs and features, taking design cues from neighbouring properties, and 
will incorporate appropriate door and window detailing which will be consistent 
throughout the development. The properties will also provide defensible space to 
the front of properties in keeping with the guidance contained in the 
Neighbourhoods for Living SPG. 

 
11.13 The layout, scale and appearance of the development as a whole is considered to 

be sympathetic to the wider area and, for the reasons noted in section 2 above, will 
be sympathetic to both the existing suburban developments to the east and south 
and the more rural setting to the west and north. As such it is considered that the 
proposed scale and appearance of the development represents an acceptable 
design solution which is in-keeping with the wider aims of the relevant policies in the 
Leeds Core Strategy, the relevant saved UDP policies, and the guidance contained 
within the relevant SPDs, SPGs and the National Planning Policy Framework. 

 
 4. Landscaping 
11.14 Landscaping includes the treatment of private and public space to enhance or 

protect a site’s amenity. As is noted in section 2 above the layout of the site is 
broadly similar to that shown on the indicative layout at the outline stage. As is also 
noted in section 2 the proportion of the public open spaces at the site to built 
development is positive, even taking into the account those parts of the site which 
will have a drainage function.  

 
11.15 At the outline stage it was agreed that a Biodiversity Enhancement and 

Management Plan would be important to ensure that any loss of biodiversity and 
ecology features at the site would be mitigated by the creation of new biodiversity 
areas at the application site and by enhancing the neighbouring woodland to the 
north of the application site. Indeed, the long term management of these areas was 
considered to be likely to result in an overall enhancement at the site in biodiversity 
and ecology terms. These areas would also have the added benefit of being 
accessible to both future and existing residents improving local walking routes for 
the enjoyment of residents. 

 
11.16 The biodiversity plan approved at the outline stage included areas of new public 

green space within the application site to be allocated as either (1) biodiversity 
enhancement areas (informal POS) or (2) formal POS areas. Both informal and 
formal POS areas would be accessible to the public, with the informal POS offering 
opportunities for walking and leisurely recreation on a footpath network throughout 
the designated biodiversity areas and the formal POS being surfaced with amenity 
grassland to offer more general opportunities for recreation and childrens play etc.  

 



11.17 The reserved matters scheme has required that some of these informal and formal 
POS areas have switched locations, principally to accommodate the main drainage 
channel running through the centre of the site. However, the amended layout has 
retained the same proportions of informal to formal POS and has not resulted in any 
net negative impact, in biodiversity and ecological terms, when assessed against the 
benefits in these respects noted at the outline stage.  

 
11.18 As is noted in section 2 above the creation of highway verges with street trees in the 

proposed layout is a particularly positive aspect of the scheme which reflects the 
local suburban character and further assists in the transitional role played by the site 
between suburbia and the countryside setting beyond. Further tree planting is 
proposed in both the formal and informal POS areas and in front gardens 
throughout the development to add to the overall green and leafy appearance. 
These trees will supplement those trees which exist currently and will be retained at 
the site. 

 
11.19 The boundary treatments throughout the site have also been sensitively designed to 

respond to local character with the use of red brick walling and railings fronting POS 
areas. These boundary treatments are to be supplemented by sympathetic 
boundary planting to soften their appearance where appropriate. 

 
11.20 Taking the above into consideration it is considered that the proposed landscaping 

represents an acceptable design solution which is in-keeping with the wider aims of 
the relevant policies in the Leeds Core Strategy, the relevant saved UDP policies, 
and the guidance contained within the relevant SPDs, SPGs and the National 
Planning Policy Framework. 

 
5. Flood Risk and Drainage 

11.21 As is noted in the 'Proposal' section of this report the drainage information submitted 
with the Reserved Matters application aims to satisfy the requirements of the 
relevant drainage condition (number 22) attached to the outline consent. The 
reserved matters application process offers the applicant the opportunity to 
discharge this condition as a detailed matter under the umbrella of the reserved 
matters application. Given the level of local interest in relation to the matter of 
drainage and the number of objections to the scheme which highlight this as an area 
of concern the applicant was invited to pursue such an approach by the Local 
Planning Authority and local ward members. The wider objective of this approach 
was to give the Local Planning Authority confidence in relation to these matters, 
particularly in light of the wider implications of the proposed drainage works on the 
detailed layout of the site. 

 
11.22 First of all it is important to note that in granting outline consent the Local Planning 

Authority accepted that a drainage solution to address such matters was achievable. 
The outline submission was supported by a Flood Risk Assessment and Drainage 
Statement which was considered by the Council's Flood Risk and Drainage team, 
the Environment Agency, Yorkshire Water and Network Rail. Members at Plans 
Panel discussed the merits of flooding and drainage in depth at previous meetings 
and it was concluded that the proposed development would not increase the risk of 
flooding, but rather it would be likely that the existing drainage problems affecting 
residents and the railway line would be improved by the drainage proposals put 
forward. 

 
 
 



11.23 The drainage information submitted with the Reserved Matters application, in order 
to discharge condition 22 of the outline consent, adds the required detail to the 
previously discussed drainage proposals. Condition 22 requires the submission of 
three pieces of information as noted below: 

 
 1. A ground water drainage scheme (to inform the layout of the Reserved Matters) 
 2. A report that identifies the source and extent of ground water flows within the site. 
 3. A scheme of investigation containing details of (i) ground water investigation 

works to identify the source(s) of groundwater, and (ii) ground water level monitoring 
covering a period of 6 months. 

 
11.24 The applicant has provided this information in a report to the Council. The report has 

been reviewed by the Council's Flood Risk and Drainage team and is considered to 
satisfy the requirement of condition 22. Whilst the report concludes that, despite 
extensive site investigation and monitoring, the sources and extent of ground water 
flows cannot be definitively established due to a number of complicating factors, the 
observations made are that the ground water/ overland flows observed during wet 
weather are noted as low in discharge rate and lead to wet ground and puddles, 
rather than substantial springs that would indicate significant flows. The report 
concludes that the risk of groundwater flooding would be low with regards to the 
flooding of properties and that the current un-developed and saturated site would 
create a higher flood risk than a developed site with a robust drainage scheme in 
place. 

 
11.25 The proposed drainage scheme put forward by the applicant is considered by the 

Council's Flood Risk and Drainage team to be a suitably robust scheme that will 
ensure that the proposed development will not be at risk of flooding and the 
proposed development will not increase flood risk elsewhere. 

 
11.26 In addition to this the applicant has submitted an addendum to the report in light of 

the flooding experienced in Leeds in December 2015 following submissions to the 
Council noting the significant rise in the water levels of Moseley Wood Beck at this 
time. The addendum notes that the current design requirements for storm water 
systems are based on the latest available studies on rainfall intensities, duration and 
probability on which the drainage proposals for the application site are based. The 
addendum goes on to report that the drainage proposal would provide sufficient 
storage to protect against storm water flooding for up to a 100 year flood risk, plus a 
further 30% to cater for climatic effects. The addendum concludes that the surface 
water run-off from the developed site would have been significantly less than from 
the existing, saturated catchment site that exists. The Council's Flood Risk and 
Drainage team has confirmed that the proposals meet the relevant policy and 
guidance in this respect, including that set out in the Council's Natural Resources 
and Waste DPD and in the relevant Environment Agency guidance. 

 
11.27 It is therefore considered that the information provided by the applicant is sufficient 

to meet the requirements of condition 22 of the outline consent, complies with the 
relevant planning policy and guidance in this respect, and the condition can be 
discharged through the Reserved Matters application process. 

 
6. Other Material Planning Considerations 

11.28 The main planning considerations are outlined in detail above. A number of further 
matters are considered relevant to the determination of the proposal, including some 
of those matters raised in representations to the Council, and are addressed below. 

 



11.29 Crime and Safety - The layout proposed is considered to be an appropriate 
response to crime and safety concerns that commonly arise from new housing 
developments. The opportunities for crime have been minimised through 
appropriate design with secure rear garden spaces provided throughout. The 
proposal includes use of the same pedestrian access points to the site which were 
previously agreed at the outline stage. It is noted that National Rail have requested 
that a sturdy boundary treatment be provided at the site adjacent to the railway line 
and it is considered appropriate to control details of such a boundary treatment by 
way of an appropriately worded planning condition. 

 
11.30 Future Maintenance of Drainage Proposals - Concerns have been raised in relation 

to the long term maintenance of the drainage scheme. It is noted that the principle of 
a drainage scheme at the site was established at the outline stage at which time it 
was noted that the Council would seek to take on the maintenance of the major new 
watercourses at the site with the smaller land drains being the responsibility of the 
future landowners. These arrangements are considered suitable to apply to the 
detailed drainage scheme which has now been submitted. 

 
11.31 Permitted Development Rights - Concerns have been raised by Councillor Barry 

Anderson that unrestricted permitted development rights for domestic extensions or 
new hardsurfacing at the site would add to surface water run-off from both the 
development, if approved, and the surrounding residential streets. Whilst the 
proposal does not lead to significant concerns in respect of the potential increase in 
surface water volume, given the robust nature of the drainage scheme proposed, it 
is noted that the positioning of land drains in residential gardens, which are 
important to the wider drainage solution at the site, could be compromised by 
permitted development additions or alterations. It is further considered that 
unrestricted extensions and alterations to properties could have further harm in 
respect of some of the wider objectives in relation to the design and character of the 
development and residential amenity. It is therefore considered that it would be 
appropriate to restrict permitted development for works which could be harmful in 
these respects by way of an appropriately worded planning condition. 

 
12.0 CONCLUSIONS 
  
12.1 The principle of the development and the detailed matter of the access to the site 

have already been established under outline planning consent reference 
14/04270/OT. As such the relevant considerations to the determination of the 
Reserved Matters application relate to the layout, scale, appearance and 
landscaping of the detailed proposal now put forward, alongside any other relevant 
material planning considerations. 

 
12.2 The layout of the site, broadly similar to that shown on the indicative scheme 

submitted at outline, is acceptable and builds on the design principles established in 
granting outline consent whilst respecting the topography of the site and providing a 
suitably robust drainage scheme. The proposal will take design cues from the wider 
Moseley Wood estate and will respect local character and the suburban grain. The 
introduction of highway verges and street trees is a positive feature of the 
development and will help to create multiple ‘green fingers’, in addition to drainage 
channels running through the site, which connect to the large areas of greenspace 
to the west of the site. 

 
 
 



12.3 The proportion of the public open spaces at the site to built development is positive 
and will be laid out to provide appropriate formal and informal areas for recreation 
for future and existing residents. The large areas of areas of the site and 
neighbouring woodland to the north to be positively managed to provide long term 
biodiversity and ecological improvements will lead to an overall benefit in these 
respects. The site includes an appropriate road and footpath layout for vehicles and 
pedestrians. The site will also provide adequate off-street car parking to serve the 
development.  

 
12.4 The two storey/ two and half storey scale and materials and detailing of the housing 

proposed is considered to be in keeping with local character and is reflective of 
properties in neighbouring streets. The development will provide for an appropriate 
mix of house types and sizes to respond to local housing needs and is in-keeping 
with the aims of Core Strategy policy H4. Front and rear gardens are of a good size 
and will either meet or exceed the guidance sizes for private garden space in the 
Council's Neighbourhoods for Living SPG. The distances between all properties, 
including to existing properties outside of the site, are also in keeping with the 
guidance for separation distances in the same document which aims to prevent 
overlooking and privacy issues arising. 

 
12.5 The applicant has provided a drainage scheme and supporting information to inform 

the layout of the development and meet the requirements of condition 22 of the 
outline consent. It is considered that the drainage scheme proposed is suitably 
robust, will ensure that the proposed development will not be at risk of flooding and 
will ensure the proposed development will not increase flood risk elsewhere. This 
condition can therefore be discharged as part of the reserved matters process. 

 
12.6 Concerns in relation to crime and safety, future maintenance of the drainage 

proposals and permitted development rights have been adequately addressed as 
part of the submission with further detail to be provided through future condition 
discharge applications as appropriate. 

 
12.7 The comments of statutory and non-statutory consultees, and all interested parties, 

including all three ward members, the local MP, the Adel and Wharfedale Labour 
Party, the Cookridge Residents Action Group (CRAG) and local residents, have 
been fully considered and taken into consideration. It is noted that the overwhelming 
number of comments from interested parties have been in objection to the scheme. 
However, it is noted that a significant number of those matters raised by objectors 
relate to matters of principle which were addressed at the outline stage and should 
not be revisited as part of the reserved matters application. Of those objections 
raised in relation to the detailed reserved matters of layout, scale, appearance and 
landscaping, many of which relate to areas of concern shared by the Council, the 
applicant has responded positively to revise the scheme as appropriate. It is 
considered that the end result is a positive scheme for the site which has addressed 
all the relevant matters.  

 
12.8 Taking the above and all other material planning considerations put forward into 

account it is therefore considered that the proposal should be recommended for a 
planning approval.  

 
Background Papers: 
Application file; 
Certificate of Ownership. 
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