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

Electoral Wards Affected:  
 
Weetwood 

 Ward Members consulted 
 (referred to in report)  
   No 

RECOMMENDATION: 
Refuse planning permission for the following reason: 
 
1) The proposal would result in additional turning manoeuvres onto the A66
designated as a Primary Route and which carries in excess of 26,000 vehic
considered that such manoeuvres could potentially be hazardous and confl
and free flow of traffic on this heavily trafficked area of the highway network
servicing requirements of this proposal would be met, at least in part, on str
be detrimental to the safety of vulnerable road users, especially cyclists, in 
trafficked environment.  The proposal is therefore considered to be contrary
and T2 of the adopted Leeds Unitary Development Plan, with respect to acc
safety, efficiency, and amenity. 
 
 
1.0 INTRODUCTION: 
 
1.1 The Chief Planning Officer considers that this application should 

Plans Panel for determination following the request of a Loca
(Councilor Sue Bentley- Weetwood) who supports the proposal o
similar access arrangements onto Otley Road from nearby properti
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2.0 PROPOSAL: 
2.1 The proposal involves widening the existing access from 3metres to 5metres by 

resiting the gate post. The proposal is to serve the new dwelling (a bungalow) 
constructed on site at 180 Otley Road (approved in 2009 but with access out onto 
Otley Road from the Village Hotel). The access would also serve the existing 
dwelling house at 180 Otley Road (the applicants property) and the YEDL electricity 
sub station currently located adjacent to the existing access. 

 
 
 
3.0 SITE AND SURROUNDINGS: 
 
3.1 The site consists of a bunglalow set in a  rectangular area of land adjacent to the 

A660 Otley Road.  The site lies to the south-east of  the older lodge dwelling at 180 
Otley Road.  The site is roughly grassed and contains a number of protected trees 
which are mainly sited around the site boundaries.  The site is bounded from Otley 
Road by a stone wall, which is approximately 1.8m in height.  The older dwelling at 
180 Otley Road is a 1½ storey Victorian ‘lodge’, which originally was constructed as 
the gatehouse for the building which is now operates as the Village Hotel.  This 
dwelling is Grade Two Listed and the site is within the Headingley Conservation 
Area.The principle access to both dwellings is via the entrance to the Village Hotel, 
and there is an existing secondary access to the site directly from the A660 the use 
of which is restricted to the substation and the older lodge by virtue of a planning 
condition attached to the permission for the new bungalow.   

 
3.2 The site lies in an established suburban residential area, which is dominated by 

Edwardian architecture and the popular ‘Arts and Crafts’ designs of the early 20th 
century.  However, this section of Otley Road is mainly developed on its opposite 
southern side.   The northern side of Otley Road, where this application site lies is 
sparsely developed, and characterised by the length of stone wall with trees 
beyond.  

 
 
3.3 The  application site has traditionally been in separate ownership from that of the 

dwelling at 180 Otley Road, and owned by Yorkshire Water until recently.  The 
owner of 180 Otley Road bought the site from Yorkshire Water in recent years. The 
new residential property has been constructed in the garden but has not been 
occupied as a residential unit at present. 

 
 
 
4.0 RELEVANT PLANNING HISTORY: 
 
4.1 09/04004/FU: Widening of existing access to serve electricity substation and 

existing dwelling. Withdrawn 
07/05766/FU:Detached annexe/art studio to garden. Approved of dwelling house but 
appeal to remove planning conditions applied restricting Permitted Development 
Rights for Access onto Otley Road and Outbuildings Dismissed. 
06/06013/OT:Outline application to erect one detached. Approved dwelling.

 06/02134/OT: Outline application to erect one detached. Refused 
 dwelling with vehicular access to Otley Road also dismissed at Appeal. 

26/275/05/FU: Detached games room (domestic). Approved 
26/655/04/FU: Change of use of vacant land to domestic. Withdrawn 

 garden with pedestrian access 



26/144/02/FU: Single storey rear extension and conversion Approved of part of loft 
to bedroom to lodge house 
26/147/02/LI: Listed building application to erect single. Approved storey rear 
extension and conversion of part of loft to bedroom 

 
5.0 HISTORY OF NEGOTIATIONS: 
 
5.1 The site has a long planning history. The applicant has been advised that the use of 

the access from Otley Road is not considered safe and should not be intensified and 
that the access through the Village Hotel is more appropriate in highway safety 
terms. The refused applications and two dismissed appeals on this matter have 
been highlighted to the applicant. 

 
6.0 PUBLIC/LOCAL RESPONSE: 
 
6.1 The application has been advertised on site by the means of a site notice. No 

representations have been received. 
 
7.0 CONSULTATIONS RESPONSES: 
 

Non Statutory Consultees: 
 

7.1 HIGHWAYS: Object to the proposal on the grounds of highway safety due to the 
potential intensification of the access and right hand turns access the A660. They 
consider that the alternative existing access through the Village Hotel is more 
appropriate in safety terms for both the existing dwelling and the proposed dwelling 
(which is the access approved as part of the new build property located in the 
grounds of 180 Otley Road). 

 
 
8.0 PLANNING POLICIES: 
 
8.1 The application should be determined in accordance with the Development Plan by 

virtue of  Section 38(6) of the Planning and Compulsory Purchase Act 2004, unless 
material considerations indicate otherwise. 

 
Local Planning Policies:  

 
8.2 Locally Leeds City Council has begun work on the Local Development Framework 

(“LDF”) with the Local Development Scheme most recently approved in July 2007. 
This provides a timetable for the publication and adoption of the Local Development 
Documents. 

 
8.3 In the interim period a number of the policies contained in the Leeds Unitary 

Development Plan (“UDP”) have been ‘saved’. The Leeds UDP Review was 
adopted in 2006.  The most relevant Policies in the adopted Leeds Unitary 
Development Plan are listed below.  
• Policy GP5:  Development proposals should resolve detailed planning 

considerations; 
• Policy T2:  Development should not create problems of highway safety; and 

 
9.0 MAIN ISSUES: 
 
9.1 It is considered that the main issues in this case are: 

• Visual amenity;  



• Highway access, pedestrian and cyclist safety; and 
• Change in planning circumstances since previous refusals and dismissed 

appeals 
 
10.0 APPRAISAL: 
 

Visual Amenity:  
10.1 The development is considered acceptable in terms of visual impact as the widening 

works would be fairly minor in nature in relation to the setting and appearance of the 
listed building and in relation to the desirability of preserving or enhancing this part 
of the Headingley Conservation Area and the setting of the listed building. 

 
Highway access, pedestrian and cyclist safety:  

10.1 The highway Authority has assessed the principle  of intensifying the use of this 
access. It is still considered that as the proposals would intensify the use of the 
access onto a Primary Distributor Road (A660) that there would be detriment to 
highway safety. When assessing the impact of the proposal consideration has been 
given to the intensity of use of the access at present and the likely increase in usage 
of the access if permission were granted. At present the intensity of the use of this 
access is low and infrequent. The sub station is located directly behind the access 
and as such it appears to not be in use by the occupier of 180 Otley Road who has 
access to his property through the Village Hotel. The latter has an  access to the 
north-west of the site which  is a recognised junction with appropriate kerb radii, a 
right turn lane and internal turning facilities.  

 
10.2 The frequency of visits by YEDL to the sub station is low. To intensify the use of  

this access by making it available to serve the new bungalow as well as offering an 
alternative access to the existing dwelling house would result in an increase in 
turning right across the A660 into the site and when exiting the site to head towards 
Lawnswood roundabout. Although the existing dwelling at 180 Otley Road is 
understood to have a right to use this access because it is obstructed by the 
substation in reality it is not usable. The appeal Inspectors also noted that that the 
access appeared not to be in use other than by YEDL. As such it is considered that 
this increase in intensity of use directly onto A660 would cause potential conflict 
between vehicles, pedestrians and cyclists. The proposal is considered to be in 
conflict with UDP policies GP5 and T2 in this regard. 

 
Change in planning circumstances since previous refusals and dismissed 
appeals 

10.2 The site has been the subject of previous planning applications and appeals that 
have been refused and subsequently dismissed, based on the access to the site 
being taken directly from the A660. The applicant has an existing means of access 
which is located off the Village Hotel access road and this is considered more than 
adequate to serve the existing dwellings. The applicant was granted planning 
approval for the dwelling in the garden of 180, Otley Road only on the basis that the 
access would be via the existing access point from the Village Hotel access road. 
Intitally this proposed dwelling was refused partially on the grounds that the access 
would be directly from Otley Road, the applicant overcome this reason for refusal by 
using the access from the Village Hotel. As indicated above, subsequent attempts to 
have the resulting condition removed by the applicant have failed at appeal.   

 
10.3 The applicant has referred to the recent appeal decision to allow an extension 

and conversion of 222 Otley Road to 3 flats with a widened access and 4 parking 
spaces as having  a bearing on this proposal. However, the access to 222 Otley 
Road is the only existing means of access to that site and given that the property is 



already a substantial sized dwelling it was considered that the proposed 
development (and the improvements to that access width) would not result in a 
material increase in use of that access. Furthermore, the Inspector, in dismissing 
the recent appeal relating to this development at 180 Otley Road referred to the 
application at 222 Otley Road in his Report and concluded that the impact of access 
from 180 Otley Road onto the A660 directly was likely to harm highway safety and 
the merits of the cases of the two applications was not similar. The two appeal 
decisions at this property are appended to this report. Accordingly it is considered 
there is no material change in planning circumstances since the appeal decisions at 
this site to allow this application. 

 
11.0 Conclusion 
11.1 In conclusion it is considered that the proposal would result in demonstrable harm to 

highway and pedestrian and cyclist safety by reason of intensifying the use of the 
access. The proposal is considered to be contrary to policies GP5 and T2 of the 
adopted UDP and as there are considered to be no material changes in planning 
circumstances since the appeals for a similar proposals were dismissed to warrant a 
change in recommendation. Accordingly the application is recommended for refusal 
for the reasons set out above. 
 

 
 

Background Papers: 
Application file and appeal decisions  
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