
 

 
Report of the Chief Planning Officer 
 
SOUTH AND WEST PLANS PANEL  
 
Date: 5th December 2013 

 
Subject: Planning application 13/03022/FU and Listed Building application 13/03023/LI 
for conversion of former Hospital to 27 houses and 8 flats  and erection of 26 houses, 
former Wharfedale Hospital, Newall Carr Road, Otley 
 
APPLICANT DATE VALID TARGET DATE 
P.J.Livesey Living Space 
(North) Ltd 
 

16th July 2013 13th December 2013 
(Planning Performance 
Agreement)  

 
 

        
 
 

RECOMMENDATION: 
 
PLANNING APPLICATION 13/03022/FU 
 
DEFER AND DELEGATE approval to the Chief Planning Officer subject to the signing 
of a Section 106 agreement within three months from the date of the resolution to 
ensure the following: 
 

• 3 affordable houses built on site (2 submarket units and 1 social rented unit) 

• Greenspace contribution of £115,616.86 

• Off-site highway works contribution  

• Residential Metro Cards scheme for residents of £25,200 

• Public Transport enhancements of £56,173 

• Travel Plan, Travel Plan Coordinator and monitoring fee of £2,500 

• Use of local employment  
 
Subject to the following conditions 

 

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

Electoral Wards Affected:  
 
Otley and Yeadon  

 

 

Originator: Laurence Hill  
 

Tel: 0113 3952108 

    Ward Members consulted 
  
Yes  



 
 

1. Time Limit (3 years)  
2. Development to accord with approved plans. 
3. Details of Levels.  
4. PD right removal (Garages, outbuildings, extensions and dormer windows)  
5. Phasing Plan to include refurbishment of listed buildings prior to first 

occupation of any new build dwelling 
6. Materials details and samples of external walling, roofing and surfacing 
7. Surface materials to be submitted  
8. Details of boundary treatments to be approved and carried out including 

existing stone boundary wall   
9. Landscape scheme to be submitted and implemented  
10. Landscape Maintenance Scheme 
11. Tree protection  
12. Replacement trees  
13. Biodiversity enhancement measures including bird and bat roosts; 
14. Sustainable scheme; 
15. Area used by vehicles laid out, surfaced and drained; 
16. Details of cycle parking; 
17. Implementation of travel plan measures; 
18. Specified operating hours (construction); no Sunday / Bank Holiday operations; 
19. Construction management plan;  
20. Bin storage details; 
21. Details of works for dealing with surface water discharges  
22. No piped discharges of surface water until completion of drainage works.  
23. Feasibility study into the use of infiltration drainage methods  
24. Surface water discharged from the development will be subject to balancing of 

flows to achieve a maximum flow rate of 15 litres per second. 
25. Details of on-site storage provided for additional run-off from storm events 
26. Further site investigation required  
27. Remediation statement 
28. Submission of verification report 

 
 RECOMMENDATION 
 
 LISTED BUILDING APPLICATION 13/03023/LI 
 
 APPROVE subject to the following conditions: 
 

1. Time Limit (3 years)  
2. Development to accord with approved plans. 
3. Detailed large scale plans of windows and rainwater goods and restoration of 

other listed building features of interest to be approved and carried out. 
 
1.0 INTRODUCTION 
 
1.1 This application is brought to the Plans Panel because it relates to a significant 

development proposal affecting an important group of listed buildings. Members 
should be aware that as this report concerns 2 related applications they will be 
required to formally make 2 decisions. Members should also be aware that an 
appendix to the report contains exempt information in relation to Access to 
Information Procedure Rules, Paragraph 10.4(3) and the Panel will be asked to 
consider excluding the press and public prior to consideration of this item. 

 



 

2.0 PROPOSAL: 
 
2.1 The application seeks permission for the redevelopment of the former Wharfedale 

Hospital site, Otley. The proposal aims to provide a new residential development 
which combines the conversion of the existing listed historic buildings on the site with 
new buildings to provide a total of 61 residential units. 

 
2.2 The former hospital buildings will be refurbished and converted, retaining much of the 

existing layouts and elevations, to provide a mix of 35 apartments and townhouses. 
As part of the redevelopment a number of later extensions and additions to the 
hospital buildings are to be removed. 

 
2.3 26 new build dwellings are proposed. 8 detached and 4 semi-detached properties are 

located in the eastern and northern portions of the site. These properties are to be 
constructed from brick with stone fenestration detail. Plots 1 and 2, located at the 
entrance of the site, are to be constructed from natural stone.14 mews style 
properties forming a U-shaped courtyard arrangement are located in the south-
western portion of the site. These properties are brick and render. An extension to the 
day hospital is proposed to create a 2 bedroom property. This is to be constructed 
from reclaimed stone. 

 
2.4 The site will retain a single vehicular access off Newall Carr Road which is the former 

hospital entrance. 
 
3.0 SITE AND SURROUNDINGS: 
 
3.1 The site lies to the north of Otley Town Centre, with access off Newall Carr Road and 

covers an approximate area of 1.9 ha. The new Wharfedale Hospital is situated 
immediately to the west of the site and the access road to the new hospital flanks the 
southern boundary of the site. Within the boundary of the proposed site there are 
eight buildings, originally built as part of the Wharfedale Union Workhouse, 
subsequently converted for Hospital use but now vacant. 

 
3.2 The Main Workhouse Building, Old Infirmary, and the Entrance Block and Casual 

Wards are included on the list of Buildings of Special Architectural or Historic Interest 
as Grade II hence the requirement for the listed building application also before 
Members today. Due to their age and relation to the listed buildings on site, the non-
listed buildings on site are considered to be curtilage structures and are therefore 
afforded the same level of protection as those on the statutory list.  

 
3.3 The grounds of the proposed site are well landscaped and include a number of trees 

that are protected by Tree Preservation Orders. 
 
3.4 The wider area is largely characterised by detached and semi-detached post-war 

housing. 
 
 
4.0 RELEVANT PLANNING HISTORY: 
 
4.1 During the period when the former workhouse functioned as a hospital various 

alterations were made to the site and existing buildings, for which planning 
permissions were required. Development of the hospital site to date has consisted of 
modifications, alteration and extensions to the existing buildings, laying of an access 



road, installation of CCTV cameras and, most recently, the construction of the new 3 
storey Wharfedale Hospital. 

 
4.2 A planning application and listed building consent were submitted for the 

redevelopment of former Wharfedale Hospital, including part demolition and 
conversion of buildings to form 40 dwellings (flats and houses)  and erect 39 new 
dwellings (flats and houses), with associated car parking and landscaping, under 
references 09/02785/FU and 09/02784/LI. These applications were withdrawn in 
October 2009 to allow the applicant to consider a number of unresolved design, 
residential amenity, flood risk and landownership issues. 

 
 
 
4.3 Subsequently, planning applications 10/02739/FU and 10/02738/LI were submitted for 

the conversion of the hospital buildings to form 22 flats and 14 houses and erection of 
35 new houses. The application was brought to Plans Panel in September 2011 
where Members resolved to defer and delegate approval subject to conditions and the 
signing of a Section 106 agreement. The applicant did not sign the Section 106 
agreement however, permissions were therefore not issued. 

 
5.0 HISTORY OF NEGOTIATIONS: 
 
5.1 Prior to the submission of the application, discussion took place regarding the 

proposed layout, house types, conversion of the listed buildings and the demolition of 
buildings within the site. It was agreed that the general approach to the development 
of the site was acceptable subject to detail consideration at full application stage. 

 
5.2 As part of the application process, meetings and discussions have taken place with 

the Local Ward Members. Members are generally supportive of the development 
subject to the provision of onsite affordable housing and high quality of design and 
use of materials on the new build dwellings.  

 
5.3 During the course of the determination of the application detailed alterations have 

been made to the siting and the external appearance of the buildings, highway layout 
and access arrangements. Principal amendments are: 

 
1. Removed a unit from the Gate House to enable the retention of the pedestrian 

gate as an open feature. The front boundary wall remains unaltered and the 
doorways to the elevation fronting Newall Carr Road have been omitted. 
 

2. The design of plots 1 and 2 has been amended to reflect the character of the 
Gate House and strengthen the elevation fronting Newall Carr Road. The 
material proposed has been changed to natural stone. 

 
3. Plot 59 has been handed to improve its relationship with both the Old Infirmary 

and the Mortuary 
 

4. The small projecting gables have been omitted from plots 11 to 24. 
 

5. The property on plot 35 has been removed and parking layout amended to 
enable two 3 bedroom dwellings to be included. These are to be offered as 
submarket affordable units. 

 
6. An extension to the day hospital has been added to create a two bedroom 

dwelling. This is to be offered as a social rented affordable unit. 



 
 
 
6.0 PUBLIC/LOCAL RESPONSE: 
 
6.1 LEEDS CIVIC TRUST  
  

Support the scheme but suggest that the approved works to the Listed Buildings are 
carried out in advance of, or at least contemporaneously with, any new build. 
Certainly, no occupation should be allowed until substantial progress has been made 
on any refurbishment for re-use. A condition to this effect has been recommended. 

 
6.2 OTLEY TOWN COUNCIL 
 

Objection on the grounds of lack of provision of affordable housing. The design of the 
proposed new build is bland and unimaginative 
 

6.3 LOCAL WARD COUNCILLORS 
 

Councillor Lay and Councillor Downes have formally commented on the application. 
Whilst there is support for the redevelopment of the site they object on the grounds of 
the no affordable housing provision. Whilst originally the applicant proposed no 
affordable housing, three affordable dwellings are now proposed. 
 

6.4 LOCAL RESIDENTS:  
 
 2 letters of support and 1 letter of objections have been received from local residents. 

Comments received are: 
 

1. Affordable housing should be provided on site. 
2. There is no provision to address additional traffic issues caused by the 

development. 
3. The development does not provide adequate privacy for future residents. 
4. Consideration should be given to ensure the development has no impact on 

bats. 
5. All trees should be retained 
6. The conversion of the listed buildings should be carried out prior to or 

contemporaneously with the new build elements of the development. 
 
 
  
7.0 CONSULTATIONS RESPONSES: 
 
7.1 Statutory consultations 
 

Highway Development Control: No Objections, subject to conditions.   
 

Mains Drainage: No Objections, subject to conditions.  
 
Yorkshire Water: No Objections, subject to conditions.  

 
Environment Agency: No Objections, subject to conditions. 

 
7.2 Non Statutory Consultations: 
 



Transport Policy (Travel Wise): No objections, subject to conditions and S.106 Legal 
agreement.  

 
Public Rights of Way: No Objections, subject to conditions. 

 
Metro: No objections, subject to conditions and S.106 Legal agreement.  

 
Neighbourhoods and Housing: No objections, subject to conditions. 

 
West Yorkshire Archaeology Society: No objections.  

 
West Yorkshire Police: No objections, subject to conditions.  
 
Contaminated land:  No objections, subject to conditions and informatives. 

  
8.0 PLANNING POLICIES: 
 

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 material 
considerations indicate otherwise. The Development Plan includes the adopted Leeds 
Unitary Development Plan (Review 2006) (UDP) and the Natural Waste and 
Resources DPD.  

 
Development Plan: 

 
The relevant Policies in the adopted Leeds Unitary Development Plan are listed 
below.  
 
Within the adopted UDP Review (Sept 2006) are strategic goals and aims which 
underpin the overall strategy.  Of these attention is drawn to strategic goals (SG), 
aims (SA) and principles (SP) as follows: 
 
Policy SG4: To ensure that development is consistent with the principles of 
sustainable development 
 
Policy SA1: Secure highest quality of the environment throughout the District 
 
Policy SA2:  Strategic Aim to encourage development in locations that will reduce the 
need to travel, promote the use of public transport and other sustainable modes and 
reduce the journey lengths of those trips which are made by car 
 
Policy SP3: Seeks to ensure that new development will be concentrated within or 
adjoining main urban areas and settlements, with existing public transport provision or 
a good potential for new provision. 

 
The site lies within the urban area of Otley and is unallocated with no specific land 
use allocation. The surrounding area of the site is predominantly residential.  The 
proposed site is defined as previously developed. Clearly given the historic buildings 
on site any conversions would be assessed against the relevant policies and new 
buildings on the site should promotes good urban design. Acceptable landscaping 
proposals are fundamental to the any proposed layout.   

 
The relevant Leeds Unitary Development Plan polices are considered to be: - 

 
Policy GP5:  Refers to development proposals should seek to avoid loss of amenity. 



 
Policy BD5: New buildings design consideration given to own amenity and 
surroundings 

 
Policy H4: Windfall housing sites 

 
Policy N12: Refers to all development proposals should respect fundamental priorities 
for urban design. 

 
Policy N13: Refers to design of new buildings should be of high quality and have 
regard to character and appearance of surroundings 

 
Policy A4: Refers to development and refurbishment proposals designed to ensure 
safe and secure environment 

 
Policy T2: Refers to development capable of being served by highway network and 
not adding to or creating problems of safety 

 
Policy T5: Seeks to ensure the safe and secure access and provision for pedestrians 
and cyclists within highway and new development schemes 

 
Policy T6: Refers to satisfactory access and provision for people with mobility 
problems within highway and paving schemes and within new development 
 
Policy T24: Refers to parking guidelines for new developments 

 
Policy N2: Support given to establishment of a hierarchy of greenspaces 

 
Policy N4: Refers to provision of greenspace to ensure accessibility for residents of 
proposed development 

 
Policy N10: Refers to development not permitted which adversely affects a public right 
of way 
 
Policy N14: Retention of listed buildings 
 
Policy N15: Appropriate and sensitive reuse of listed buildings will be supported 

 
Policy N16: Extensions to listed buildings will only be accepted where they relate 
sensitively to the original building 
 
Policy N17: Original features on listed buildings should be retained 

 
Policy N24: Development abutting the Green Belt or other open land should achieve 
assimilation into the landscape. 

 
Policy N25: Site boundaries should be designed in a positive manner. 

 
Policy LD1: Refers to all landscape schemes should meet specific criteria 
 

Relevant supplementary guidance: 
 

Supplementary Planning Guidance provides a more detailed explanation of how 
strategic policies of the Unitary Development Plan can be practically implemented. 
The following SPGs are relevant and have been included in the Local Development 



Scheme, with the intention to retain these documents as 'guidance' for local planning 
purposes. 

 
Street Design Guide SPD 
Neighbourhoods for Living SPG 

 
DRAFT CORE STRATEGY 
 
The Publication Draft of the Core Strategy was issued for public consultation on 28th 
February 2012 and the consultation period closed on 12th April 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 26th April 
2013 the Council submitted the Publication Draft Core Strategy to the Secretary of State 
for examination and an Inspector has been appointed.  
 
The Emerging Core Strategy was examined by an Inspector in October 2013. The 
Inspector has subsequently indicated that a number of issues must be addressed if I 
it is to be found sound.  Nevertheless, 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.   
 
POLICY P10: DESIGN 
New development for buildings and spaces, and alterations to existing, should be based 
on a thorough contextual analysis to provide good design appropriate to its scale and 
function. 
 
New development will be expected to deliver high quality innovative design that has 
evolved, where appropriate, through community consultation and which respects and 
enhances the variety of existing landscapes, streets, spaces and buildings according to 
the particular local distinctiveness and wider setting of the place, contributing positively 
towards place making and quality of life and be accessible to all. 
Proposals will be supported where they accord with the following key principles; 
 
(i)  The size, scale and layout of the development is appropriate to its location and 
respects the character and quality of the external spaces and the wider locality, 
 
(ii)  The development protects the visual, residential and general amenity of the 
area including useable space, privacy, noise, air quality and satisfactory penetration of 
daylight and sunlight, 
 
(iii) The development protects and enhance the district’s historic assets in particular 
existing natural site features, historically and locally important buildings, skylines and 
views, 
 
(iv) Car parking, cycle, waste and recycling storage are integral to the development, 
 
(v) The development creates a safe and secure environment that reduce the 
opportunities for crime without compromising community cohesion. 
 
(vi) The development is accessible to all users. 
 
NATIONAL PLANNING POLICY: 
 



The National Planning Policy Framework was issued at the end of March 2012 and is 
now a material planning consideration.  The NPPF provides up to date national policy 
guidance which is focused on helping achieve sustainable development.  There is a 
presumption in favour of sustainable development.   The basis for decision making 
remains that applications for planning permission must be determined in accordance 
with the development plan unless material considerations indicate otherwise. The 
Planning System should have a role in " supporting strong, vibrant and healthy 
communities, by providing the supply of housing required to meet the needs of present 
and future generations; and by creating a high quality built environment, with accessible 
local services that reflect the community’s needs and support its health, social and 
cultural well-being" (NPPF paragraph 7). 
 
With regards to conserving and enhancing the historic environment paragraph 131 of 
the NPPF states that: 
 
“In determining planning applications, local planning authorities should take 
account of: 
 

• the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; 

 
 

• the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

 

• the desirability of new development making a positive contribution to local 
character and distinctiveness.” 

 
9.0 MAIN ISSUES: 
 

1) Principle of development 
2) Layout 
3) Preservation and enhancement of listed buildings: 
4) The design, appearance, siting, scale and massing of the new dwellings: 
5) Residential Amenity 
6) Trees and Landscaping 
7) Highway Safety and Parking 
8) Other material planning issues 
9) Conclusions 

 
 
10.0 APPRAISAL: 
 

Principle of development:  
 
10.1 The former Wharfedale Hospital site is a  brownfield site which is also located within 

an existing settlement, close to public services, leisure and employment opportunities. 
The decision to build a new hospital adjacent to the site a number of years ago means 
that the existing buildings on the site are no longer required or suitable for hospital 
use and it is considered that conversion for residential purposes would be the most 
appropriate alternative use. 

 
 Layout 
 



10.2 Consideration has been given to the layout and the development particularly how this 
will provide and maintain appropriate settings for the listed buildings across the site 
and how these buildings will interact with the new build dwellings. The layout enables 
the two principal listed buildings on the site, the Main Hospital Building and the Old 
Infirmary to retain a setting largely unaffected by the new buildings on site. The area 
of the front of the Main Hospital Building will remain open, allowing views of this main 
front elevation from the south. 

 
10.3 The new build elements on site are grouped with the linear siting of detached and 

semi-detached properties between the Main Hospital Building and Gate House and 
the U-shaped courtyard arrangement of Mews style dwellings in the south western 
corner. As previously discussed, this layout ensures a generous degree of separation 
between the new build and listed buildings. 

 
10.4 The highway layout involves a singular vehicular access point off Newall Carr Road 

with properties being accessed via a series of small cul-de-sacs. Parking is arranged 
in parking areas for the Main Hospital Building, Mews dwellings and the Day Hospital 
with the detached and semi-detached dwellings and Gate House having off street 
driveway parking. The parking layout ensures that parking is predominantly located in 
less sensitive areas of the site to prevent adverse impact on principal and prominent 
elevations and vistas. 

 
Preservation and enhancement of listed buildings:  

 
10.5 The scheme involves the retention of the listed buildings with some limited demolition 

of less significant extensions. 
 
10.6 With regards to the Gate House, this is located in a prominent location fronting Newall 

Carr Road, therefore it is important that the development maintains its attractive and 
coherent appearance. The conversion of these buildings retains the existing front 
boundary wall and maintains the original pedestrian gateway in an open form. In 
achieving this, the conversion of the building maintains the character of building 
ensuring that, whilst it is subdivided into 4 residential units, it will continue to be read 
as a single Gate House from Newall Carr Road. A number of unsympathetic 20th 
Century extensions are to be removed from the side and rear elevations significantly 
improving the appearance of the building and enabling original elevations and 
features to be reinstated. 

 
10.7 With regards to the Main Hospital Building, the main elevation of the building is to 

remain largely unaltered. Where new entrances are proposed these have been 
located to ensure they do not compete with the main architectural features of the 
building and limit the impact on the building’s original fabric. A roof terrace is 
proposed within the rear roof plane of the building. As this element is located in the 
less prominent elevation and contained within the roof place of the building it is 
considered to not result in a detrimental impact on the character of the building. This 
is therefore acceptable subject to appropriate conditions regarding its detail. A 
number of original and early service buildings are being demolished as part of the 
redevelopment. However, it is considered that the loss of these buildings facilitates 
the sympathetic reuse of the wider building and opens up the site to the rear, 
improving the buildings relationship with the Old Infirmary to the rear. For these 
reasons, the loss of these service buildings can be accepted. 

 
10.8  The external and internal alterations to the Day Hospital, Old Infirmary and Boiler 

House are limited and therefore their character will be retained through the 
redevelopment. The chimney adjacent to the Boiler House is to be retained to its full 



height. The retention of the chimney will benefit the wider preserved character of the 
site and is therefore welcomed. 

 
10.9 The mortuary building adjacent to the entrance of the site, which was to be replaced 

as part of the previous scheme is, now being retained. This is considered positive. 
The small porch to the front and rear extension are sympathetic additions. 

 
 
  
 

The design, appearance, siting, scale and massing of the new dwellings:  
 
10.10 With regards to the design and appearance of the new build dwellings, these have 

been designed to complement as opposed to replicate the details of the main listed 
buildings. The detached and semi-detached properties are designed with pitched 
roofs and gables to pick up on the scale and form of the original buildings. Traditional 
elements such as stone cills and surrounds as well as stone mullions are used. Brick 
is to be used to provide a degree of contrast to the stone buildings. Natural slate is 
proposed for the roof.  

 
10.11 The U-shaped courtyard arrangement of the Mews properties responds to the 

established arrangement of buildings on site. Their simple form and fenestration 
treatment ensures the dwellings will not compete or detract from the listed buildings. 
The use of brick and render provides further contrast between the new and original 
dwellings. Natural slate is proposed for the roof 

 
10.12 A different design approach has been taken with the new build plots 1 and 2 located 

adjacent to the entrance to the site. Gable elements and window detailing are 
proposed to continue the detail of the Gate House. Stone is to be used for these 
dwellings. A dual aspect approach is also employed, ensuring an attractive and active 
elevation fronts both Newall Carr Road and the internal road layout. This design 
approach ensures that the important character of the site when viewed from Newall 
Carr Road is maintained. 

 
Highway and Parking Issues: 

 
10.13 Consideration has been given to the highway layout and parking provision across the 

site. Parking provision will be in accordance with the Street Design Guide which also 
gives advice on acceptable size of parking spaces, driveways and garages. A 
condition requiring the submission of secure cycle storage details for agreement is 
recommended 

 
10.14 The applicant’s submitted transport assessment demonstrates that the traffic impact 

of the development will not be significant on Newall Carr Road and local highway 
network.  Vehicular access is proposed via Newall Carr Road utilising and modifying 
the former Hospital access. An emergency link for the new Hospital is to be 
maintained through the site.  

 
10.15 The proposed highway layout provides sufficient width and turning areas to allow 

refuse vehicles to safely enter and manoeuvre around the site. The cul-de-sacs are 
designed with adequate turning heads, ensuring vehicles can easily and safely 
manoeuvre in an around the development. Pedestrian access is provided with 
pavements enabling access across the site. 

 



10.16 A Resident’s Only Traffic Regulation Order will be required on the estate roads to 
deter visitors to the Hospital from parking within the development site. This would be 
secured under the Highways Act through a Section 38 agreement.  In addition to the 
above, Traffic Regulation Orders are required on Newall Carr Road and highways in 
the vicinity of the site to prevent /restrict parking to protect sight lines. These would be 
secured under the Highways Act through a Section 278 agreement. The applicant has 
been made aware that they would be responsible for the full cost implications of 
introducing the above proposals. 

 
10.17 A travel plan framework was submitted with the application. It is considered that the 

Travel Plan itself is acceptable in principle. Provision of residential MetroCards, and 
monitoring and evaluation fee, should be included and secured through a Section 106 
Legal Agreement.   

 
10.18 Under the terms of the SPD guidance, a financial contribution proportionate to the 

travel impact of the scheme will be required. In this case a contribution of £56,173 is 
required. In calculating the required sum a deduction of 10% has been incorporated to 
take account of the fact that; the development will be subject to other S106 obligations 
and abnormal costs associated with conversion of listed buildings. 

 
10.19 The applicants have agreed to the provision of Residential MetroCards for any 

resident that requests one for this development. The total potential liability in 
connection with providing the MetroCards shall be limited to £25,200.00. This will also 
be secured through a S.106 agreement.  

 
10.20 A contribution has also been agreed towards the provision of an improved informal 

crossing across Newall Carr Road (i.e. kerb build outs). Pupils from the development 
will have to cross Newall Carr Road to attend The Whartons Primary School. This 
issue has already been identified in the school travel plan as a problem. The kerb 
builds outs are estimated to cost £8,000. 

 
10.21 The applicant has also agreed to fund promotional materials for ‘car share Leeds’ for 

all the residents at £10 per dwelling. 
 

Residential Amenity 
 

10.22 Consideration has been given to the residential amenity the development affords for 
future occupants and any potential impact on the amenity of occupants of nearby 
properties.  

 
10.23 The layout of the development ensures that each property is not significantly 

overlooked by surrounding properties, with private amenity space provided for each 
property. Moreover, the orientation of properties will ensure that properties are not  
unduly overshadowed or dominated. The large majority of properties have at least two 
thirds of the total floor area as garden space and where properties have more limited 
garden areas, useable and private outdoor amenity space is provided. 

 
10.24 The development is located a sufficient distance away from neighbouring properties to 

ensure there is no direct adverse impact to the residential amenity of the occupants of 
nearby properties. 

 
10.25 The proposed access arrangements are not envisaged to impact on the existing 

neighbouring dwellings to any significant extent. The comings and goings from the 
use of the existing Newall Carr Road access should not result in an serious impacts 
on the neighbouring residents.  



 
10.26 Overall, it is considered the proposed development will afford future occupiers with a 

good level amenity with no detrimental impact on the amenity of surrounding 
properties. 

 
Trees, Landscaping and Boundary Treatments 

 
10.27 Consideration has been given to the trees, landscaping and proposed boundary 

treatments across the site. The mature trees within the area of greenspace to the 
south of the Main Hospital building are to be retained and this area provides a positive 
landscape feature and setting to the site. The layout indicates areas of landscaping 
both within and on the boundary of the site. It is considered that a landscape condition 
is appropriate to ensure a robust landscape scheme is achieved for the site. Such a 
scheme would significantly enhance the character and appearance of the 
development 

 
10.28 With regards to boundary treatment, it is important that the use of fencing, walls and 

hedging is employed in a sympathetic manner to ensure important vistas are not 
eroded and that the coherence of the site is not lost by insensitive subdivision of plots. 
Boundary treatment to the front of the listed buildings, namely to the south of the Main 
Hospital Building and Old Infirmary and to the east of the Gate House, are to be of 
traditional form and low level to ensure the views of these main elevations are largely 
unaffected. Again, it is considered appropriate to condition a boundary treatment 
scheme to ensure that appropriate treatments are used throughout the site with the 
use of hedges rather than close boarded fencing where this is appropriate. 

 
Other material planning considerations:  

 
 
 

AFFORDABLE HOUSING: 
 
10.29 The Affordable Housing SPG requires housing developments of over 14 dwellings to 

provide 35 percent affordable housing as Otley falls within the Outer Area/Rural North 
Housing Market Zone with an even split between submarket and social rented units. 

 
10.30 In response to this requirement, the applicant has submitted an Economic Viability 

Study in order to demonstrate that the provision of affordable housing at any level or 
tenure would render the development unviable. The Study has been assessed by 
Asset Management. It is accepted that anticipated sale prices of the properties are 
reasonable as are the general development costs and fees for the development. The 
conversion costs shown, whilst towards the top end of the BCIS costs indications for 
building development, are within the accepted range.  

 
10.31 It is the view of officers however that the agreed purchase price of the site is not 

justified. Given the affordable housing requirements together with the liability of 
securing and maintaining the vacant listed buildings on site, the site is considered to 
have a nil or nominal value. This leaves some scope for the provision of a small 
number of affordable units. Accordingly, 2 three bedroom submarket units and 1 two 
bedroom social rented units have been requested and the applicant has agreed to 
provided the units on site. Plots  34a, 35 and 35a are to be offered for affordable 
housing. A below the line report is tabled detailing the methodology from which this 
conclusion has been drawn 

 
GREENSPACE:  



 
10.32 For a development of this size, an area of greenspace of 0.24 hectares would be 

required on site in accordance with Policy N2 of the UDP. The application provides 
0.16ha of what we would assess as publicly accessible and useable greenspace. 
There are other pockets of amenity space, however these largely act as landscaping. 

  
10.33 To make up for the shortfall, a contribution to the laying out and maintenance of policy 

N2.1 Local Amenity off site greenspace equivalent to 0.08 hectares is required. In 
addition to this, the existing greenspace in the area does not satisfy the requirements 
of N2.2 (Local Recreational Areas) or the requirements of N2.3 
(Neighbourhood/District Parks) greenspace, therefore, a commuted sum is required 
for the laying out of N2.2 and N2.3 greenspace). In addition to the above, a 
contribution to off site play areas is required which has been calculated having regard 
to the number of residential properties proposed.  

 
10.34 Taking into consideration the requirements of policy N2.2 and N2.3 together with the 

contribution towards equipped children’s play, the total greenspace contribution is 
£115,616.86. This will be secured through a S.106 agreement.  

 
 
 

LAND CONTAMINATION:  
 
10.35 The ground investigation report submitted with the application has identified 

contamination and safety issues at the Wharfedale General Hospital site, in particular 
associated with potential ground contamination. The contamination issues are mainly 
associated with the north western part of the site, underlying and immediately south of 
the fuel storage area. Asbesto issue relating to the dated workhouse buildings have 
been identified, although other areas are potentially at risk.  

 
10.36 Conditions requiring the submission of a remediation statement, together with all other 

relevant land contamination conditions are recommended.  
 

FLOOD RISK AND DRAINAGE: 
 
 
10.37 The FRA and Drainage Assessments have assessed the main aspects of the 

drainage of the development site and acceptable conclusions have been reached with 
regards to a drainage strategy for the site. The Environment Agency has 
recommended conditions ensure works stated in the Flood Risk Assessment are fully 
implemented. Further to this, Mains Drainage and Yorkshire Water have requested 
conditions to ensure appropriate surface and mains drainage is provided across the 
site. 

 
 
 CONCLUSION: 
 
10.40 This application represents an important opportunity to restore and secure the future 

use of the historic buildings on the site and to provide 61 new dwellings in a 
sustainable location. Although the proposed level of affordable housing at only 3 
dwellings, approximately 5% of the total, which is very far short of the 35% policy 
requirement which would equate to 21 dwellings. Officers are satisfied however the 3 
dwellings provided fairly represent what this scheme can viably support and that an 
exception to policy can therefore be justified. The application is otherwise considered 
to comply with the relevant policies of the Unitary Development Plan and National 



Planning Guidance and as such the recommendation is that the planning permission 
and listed building consent should be granted. 

 
 
Background Papers: 
Applications 13/03022/FU and 13/03023/LI. 
 
 


