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17/03/2021

Electoral Wards Affected:

Specific Implications For:

Farnley & Wortley

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted

Narrowing the Gap

RECOMMENDATION: DEFER and DELEGATE approval to the Chief Planning officer
- subject first to referral to Secretary of State following a request from the public and
subject to the conditions specified (and any others which he might consider
appropriate)
1. Approval of reserved matters (layout, scale, appearance and landscaping)
2. Time limit of five years for submission of Reserved Matters
3. Approved Plans
4. Up to a maximum 61 dwellings only
5. Housing mix
6. Affordable housing
7. Space and mobility standards
8. On-site Green space provision
9. Improvements to off-site Green space
10. Provision of a Green link connecting Oldfield Lane with the existing
Greenspace to the north
11. Sustainability requirement carbon emission reduction
12. Approved vehicular access
13. Maximum access gradient
14. Highway condition survey
15. Construction method statement

16. Maximum driveway gradients
17. Details of parking provision
18. Visibility splays
19. EVCP
20. Phase II ground investigations
21. Remediation Statement
22. Remediation Verification
23. Foul drainage scheme
24. Details of SuDS
25. Details of interim and temporary drainage
26. Hard and soft landscaping
27. Tree Protection plan and Arboricultrial Method Statement
28. Landscape management plan
29. Ecological details including details of Net Gain
30. Biodiversity management
INTRODUCTION:
1. This application is brought to Plans Panel as it is considered that the application is
locally sensitive with a significant number of representations received and the Chair
considers that the application should be referred to Plans Panel for determination. In
addition, it is an application which is being pursued by the Council as applicant. In
this regard, the application meets the test set out in the Officer Scheme of Delegation
and it is therefore appropriate to report the application to Panel for determination.
2. This outline planning application seeks permission for up to 61 dwellings and relates to
a site that is identified for housing in the adopted Site Allocation Plan (SAP). The site is
HG2-84 Oldfield Lane.
3. The application relates to an outline planning application and, as such, it should be
made clear that the proposal relates to the principle of the development on the site
identified in the submitted location plan and the proposed access into it. Matters of
scale, layout, landscaping and appearance are to be determined via separate Reserved
Matters application(s), should approval be granted for this outline planning application.
PROPOSAL:
4. As noted above, this outline planning application proposes up to 61 dwellings within a
site that is allocated for housing under the Councils adopted SAP.
5. The outline application seeks approval for the use of land for residential purposes and
access into the site from Oldfield Lane which is proposed to be located toward the
south-westernmost part of the site. The application is accompanied with an indicative
block plan which shows how any subsequent layout will include the site requirements
set out within the SAP Allocation. The plan also shows where potential footpath
connections may be included linking Oldfield Lane with the development site and to
the east on to Malmesbury Place.
6. In addition to the indicative block plan, the application has been supported by the
following:
• Coal Mining Risk Assessment
• Phase 1 Desk Study
• Ecological Impact Assessment (EcIA)
• Tree Survey

• Flood Risk Assessment
• Transport Statement
These reports have all been assessed and will be expanded on later within the
report
SITE AND SURROUNDINGS:
7.

The application relates to a parcel of land which has been allocated for housing use in
the adopted SAP. The site sits to the north of Oldfield Lane between Oldfield Avenue
to the west and Malmesbury Close/Terrace/Place to the east. The land is identified
within the SAP as measuring 1.7ha. The proposed area of land to be developed is
completely within the redline boundary of the site approved in the SAP (site reference
HG2-84).

8.

For information, approximately 25% of the site is owned by Leeds City Council with the
remaining 75% (approx.) owned by a third party. As such, Certificate B has been signed
on the application form and notice served on the landowners in accordance with the
requirements.

9.

The site is located within Wortley, approximately 1 mile West of Leeds City Centre and
is adjacent to an ASDA supermarket to the east. To the north of the site there is an area
of trees with Green Space beyond which is associated with Five Lanes Primary School
which includes a footpath that connects Oldfield Avenue with Malmsbury Place with a
northern “branch” connecting to Stradbrook Way.

10.

The land is a previously undeveloped Greenfield site that is now allocated for housing
within the adopted SAP. The land comprises of mainly grass with a number of trees
located along the western and northern boundary. The site is relatively flat though
there are some undulations within it. The land to the north with the existing green
space and to the west with Oldfield Avenue are at a higher level with the difference
between the areas of land being 1m-2.5m.

11.

The areas surrounding the site comprise of residential properties, interspersed by
local facilities including retail, schools public houses and other local community
facilities. Further north, there are a number of commercial/industrial units with the
main Leeds-Bradford railway line located beyond
RELEVANT PLANNING HISTORY:

12.

24/90/05/FU - Laying out of access road and erection of 49 dwelling houses and 15
flats. Application withdrawn
HISTORY OF NEGOTIATIONS:

13.

There have been additional information requested (and received) regarding the
maximum number of units proposed.
PUBLIC/LOCAL RESPONSE:

14.

The development has been advertised by Site Notices posted on 21st Dec 2020
around the site and within the Yorkshire Evening Post.

15.

As a result of the above consultation process, 354 representations have been
received from the public. Of these, 352 are objecting to the proposal (including 48
objections from outside the Farnley & Wortley Ward and 16 from outside Leeds as

well as multiple objections from the same household) and 2 are in support (one from
outside the Ward). The material planning considerations that have been raised in the
objections can be summarised into the following:
Principle of development
• Sports field is still in use for the people of leeds & the children
• Sports ground is cherished by the local community, it is an escape for people
and a place to go with family/friends
• Contrary to NPPF para 97 (building on Greenspace)
• Pending Asset of community value application
• Don’t need any more new homes in Wortley
• Greenfield sites should never be built on
• Council have already withdrawn 37 Greenbelt sites, why?
• The application doesn’t comply with Policy H4 as it would not provide a mix of
tenures
• If developed, it would be better to improve existing green space rather than
creating new green space on site
• The site would be suitable for 1 or 2 enclosed pitches for all sports
Traffic issues
• More traffic & cause chaos on local roads
Amenity issues
• Lack of school places in the area
• Deficit of green space in the area
• Schools, gp’s & dentists are oversubscribed
• LCC managed park lands are unsafe and poorly maintained
• Wortley is already overcrowded, law & order is failing & the parks are unsafe
for children
Environmental/landscaping issues
• Increase in pollution
• Diverse wildlife within the area (where would they go given the lack of GS in
the area)
• There is knotweed on site
• No ecology survey has been carried out
Administration/processing issues
• Application provides insufficient detail for an O/L
• Certificate B has been signed indicating that LSSA are the only owners of the
• How can LCC determine their own application? This is a blatant conflict of
interest
The above comments have been taken into account and assessed in the
subsequent report. A large number of comments have also been raised that are not
material planning considerations, these can be summarised below:
Non-material matters
• How can the Council sell something it doesn’t own?
• Council should stop selling its own housing if social housing is needed
• Green space holds a lot of history
• LCC own many brownfield sites which should be built on first
• Land was gifted to the children of the area

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Has heritage of being associated with Leeds United
LCC sold other brownfield sites to make money
Local community do not want houses built here
Impact on house prices
Land was left for the children of Leeds
Don’t want more Council Tenants ruining Wortleys reputation
Covenant on land preventing it to be sold
The belligerent and intransigent attitude of both LCC and the LSSA have
angered and appalled the community of Wortley over this issue
Council abusing their power by pushing through the plans particularly when
they have withdrawn 37 applications elsewhere
If built, these dwellings could be bought under “right to buy” meaning giving
no certainty that they would remain affordable
New houses will increase the possibility of higher crime in the area
Land is not LCC’s to designate
Bramley Rugby club looked to buy the site in 2006/07 but was told it had
been sold for housing
Land is not the Councils to sell
Object to the application on moral grounds
law & order in Wortley is failing & the parks are unsafe for children

The comments raised in support of the application are as follows:
•
•
•
•
•
•

Plenty of green area within 2-5 min walk of the site
The site has been derelict for a number of years
What about the children of leeds that are homeless, living in bedsits and
emergency accommodation?
Land looks messy & unappealing now
Prefer to use the larger, better looked after Green Spaces
Support the building of houses as this will be good for the community

All three Ward Members have been informed of the application with a meeting held
during the planning process. No formal comments have been received.
16.

CONSULTATION RESPONSES:
Sport England – Sport England acknowledge that they are not a statutory
Consultee however, they object to the loss of the playing pitch
Health & Safety Executive – No objections
Coal Authority – No objection subject to conditions
Highways – No objections subject to conditions
Flood Risk Management – Recommend conditions relating to drainage and run-off
rates
Transport Strategy – No acoustic assessment required and therefore, no objection
Contaminated Land – Require Phase II reports to ensure contaminated land matters
are addressed. This can be conditioned

Landscape – No objection to the information provided so far. Further
information/reports required for the next stage, conditions recommended
Public Rights of Way - No public rights of way directly affect the application site.
However, desire lines through the site. We would welcome any paths through the
site that would connect onto Public Footpath No.193 Leeds which runs to the north
of the application site. A connection should be encouraged as this would provide
safe and secure walking routes, particularly in and around the local neighbourhood
and to the local primary school. This would help to promote and encourage more
use of public rights of way for local journeys.
Nature Team – The Baseline Biodiversity Units are 5.16 and to achieve a 10%
increase the target is 5.68 Biodiversity Units. Once an indicative
landscape/biodiversity plan has been submitted together with the post-development.
Biodiversity Metric calculations we can comment further.
Local Plans – Support the principle of the application as it relates to an allocated
site for housing.
PLANNING POLICIES:
17.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the Development Plan unless
material considerations indicate otherwise. For the purposes of decision-making, the
Development Plan for Leeds comprises the Core Strategy (as amended 2019), Site
Allocations Plan (adopted 2019) (SAP), saved policies within the Leeds Unitary
Development Plan (Review 2006) (UDP) and the Natural Resources and Waste
Development Plan Document (2013) (NRWLP) and any made Neighbourhood Plans
(No Neighbourhood Plans are applicable here).

18.

It should be noted here, that Leeds City Council has made a declaration of a Climate
Emergency and, that the overall aim of the Local Planning Authority’s Development
Plan (including a number of the existing policies within the Plan) seeks to support this
statement of intent. The Core Strategy and UDP seek to ensure that all development is
sustainable and that wherever possible, a development minimises its impact upon
global warming and its carbon emissions.
Local Planning Policy

19.

The following Core Strategy policies are relevant to the 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
Spatial Policy 11 – Transport Infrastructure Investment Priorities
Spatial Policy 13 – Strategic Green Infrastructure
Policy H1 – Managed Release of Sites
Policy H3 – Density of Residential Development
Policy H4 – Housing Mix
Policy H5 – Affordable Housing
Policy H9 – Minimum Space Standards

Policy H10 – Accessible Housing Standards
Policy P10 – Design and context
Policy P11 - Conservation
Policy P12 – Landscape
Policy T1 – Transport Management
Policy T2 – Accessibility and New Development
Policy G1 – Enhancing and Extending Green Infrastructure
Policy G2 – Creation of Tree Cover
Policy G3 – Standards for Open Space, Sport and Recreation
Policy G4 – New Greenspace Provision
Policy G6 – Protection of Green Space
Policy G8 – Protection of Important Species and Habitats
Policy G9 – Biodiversity Improvements
Policy EN1 – Climate Change (Carbon dioxide reduction in developments of 10
houses or more, or 1000m2 of floor-space)
Policy EN2 – Sustainable Design and Construction (Achievement of Code Level 4 or
BREEAM Excellent (in 2013) for developments of 10 houses or more or 1000m2 of
floor-space)
Policy EN5 – Managing Flood Risk
Policy EN8 – Electric Vehicle Charging Infrastructure
Policy ID1 – Implementation and Delivery Mechanisms
20.

The following saved UDPR policies are also relevant:
GP1 - Land use and the Proposals Map
GP5 - Development control considerations including impact on amenity
BD3 – Disabled access and new buildings
BD5 - New buildings and amenity
LD1 - Landscape design
LD2 - New and altered roads
N1 - Protection of Urban Green Space
N8 - Urban Green Corridors
N9 - Urban Green Corridors and Development
N11 – Open Land in Built Up Areas
N23 - Incidental Open Space
N24 - Development and Incidental Open Space
N25 - Site boundaries
LD1 - Development and landscape schemes

21.

The following NRWLP policies are also relevant:
The Natural Resources and Waste Local Plan (NRWLP) out where land is needed
to enable the City to manage resources, e.g. minerals, energy, waste and water
over the next 15 years and identifies specific actions which will help use natural
resources in a more efficient way. Relevant policies are as follows:
Air 1

Major development proposals to incorporate low emission measures and
air quality to be managed through development
Minerals 3 Development proposals and surface coal
Water 1
Water efficiency, including incorporation of sustainable drainage
Water 2
Protection of water quality
Water 4
Effect of proposed development on flood risk
Water 6
Flood risk assessment
Water 7
Surface water run-off and incorporation of SUDs
Land 1
Contaminated Land and ground conditions

Land 2

Development and Trees including the need to conserve trees and
replacement planting where loss occurs

22.

The site is not phased within the SAP and, following its adoption in July 2019, the SAP
is a significant material consideration in the planning decision-making process.

23.

The SAP was adopted in July 2019. Following a statutory challenge, Policy HG2, so
far as it relates to sites which immediately before the adoption of the SAP were within
the green belt, has been remitted to the Secretary of State and is to be treated as not
adopted. All other policies within the SAP remain adopted and should be afforded full
weight. This site was not a site within the green belt immediately before the SAP’s
adoption. In addition, the site is not phased within the SAP. The SAP is therefore to be
afforded full weight in consideration of and decision-making on this application.

24.

The site is allocated for housing in the SAP under reference number HG2-84 and thus
the principle of the site’s use is established. As it is an HG2 site, the allocation is subject
to specific site requirements relating to the provision of on-site greenspace, a “green
link” connecting Oldfield Lane to the on-site greenspace, local improvements to existing
sports facilities as well as a gas pipeline affecting the site.
Relevant Local Supplementary Planning Guidance/Documents

25.

The most relevant local supplementary planning guidance (SPG) and supplementary
planning documents (SPD) are outlined below:
Sustainable Urban Drainage SPG (2004)
Public Transport Improvements and Developer Contributions SPD (August 2008)
Street Design Guide SPD (August 2009)
Travel Plans SPD (February 2015)
Parking SPD (January 2016)
Accessible Leeds SPD (November 2016)
Affordable Housing (Interim Policy)
Neighbourhoods for Living SPD (2003)
Building for Tomorrow Today: Sustainable Design and Construction SPD (2011)
National Planning Policy

26.

The National Planning Policy Framework (2019) (NPPF) sets out the Government’s
planning policies for England and how these are expected to be applied. The NPPF
must be taken into account in the preparation of local and neighbourhood plans, and
is a material consideration in planning decisions. One of the key principles at the
heart of the NPPF is a presumption in favour of sustainable development.

27.

Paragraph 7 of the NPPF states that the purpose of the planning system is to
contribute to the achievement of sustainable development. Paragraph 8 goes on to
note that achieving sustainable development means that the planning system has
three overarching objectives - economic, social and environmental objectives – which
are interdependent and need to be pursued in mutually supportive ways.

28.

Paragraph 10 sets out that at the heart of the NPPF is a presumption in favour of
sustainable development. Paragraph 11 states that decision taking this means
approving development proposals that accord with an up-to-date development plan
without delay. Paragraph 12 states that the presumption in favour of sustainable

development does not change the statutory status of the development plan as the
starting point for decision making.
29.

Paragraph 48 sets out that in decision taking local planning authorities may give
weight to relevant policies in emerging plans according to the stage of its preparation,
the extent to which there are unresolved objections and the degree of consistency
with the NPPF.

30.

Paragraph 56 sets out that planning obligations must only be sought where they are
necessary, directly related to the development, and fairly and reasonably related in
scale and kind to the development. Paragraph 57 sets out that where up-to-date
policies have set out the contributions expected from development, planning
applications that comply with them should be assumed to be viable.

31.

Section 5 of the NPPF is entitled ‘Delivering a sufficient supply of homes’. Paragraph
73 sets out that local planning authorities should identify and update annually a supply
of specific deliverable sites sufficient to provide a minimum of five years’ worth of
housing.

32.

Section 8 of the NPPF is entitled ‘Promoting healthy and safe communities’ and sets
out at paragraph 91 that planning decisions should aim to achieve healthy, inclusive
and safe places including encouraging layouts that would encourage walking and
cycling. Paragraph 92 requires planning decisions to take into account and support
the delivery of local strategies to improve health, social and cultural well-being for all
sections of the community. Paragraph 96 sets out that access to a network of high
quality open spaces and opportunities for sport and physical activity is important for
the health and well-being of communities. Paragraph 98 sets out that planning
decisions should protect and enhance public rights of way and access.

33.

Section 9 of the NPPF is entitled ‘Promoting sustainable transport’ and sets out at
paragraph 102 that transport issues should be considered from the earliest stage of
development proposals including opportunities to promote walking, cycling and public
transport. Paragraph 102 also sets out that the environmental impacts of traffic and
transport infrastructure can be identified, assessed and taken into account and that
patterns of movement, streets, parking and other transport considerations are integral
to the design of schemes, and contribute to making high quality places.

34.

Paragraph 108 states that appropriate opportunities to promote sustainable transport
modes should be taken up; safe and suitable access provided for all users; and any
significant impacts on the highway mitigated.

35.

Paragraph 109 states the development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be severe. Within this context,
paragraph 110 sets out, amongst other things, that development should give priority
to pedestrian and cycle movements both within the scheme and with neighbouring
areas, minimize the scope for conflicts between pedestrians, cyclists and vehicles and
be designed to enable charging of plug-in and other ultra-low emission vehicles in
safe, accessible and convenient locations.

36.

Paragraph 111 states that all developments that will generate significant amounts of
movement should be required to provide a travel plan.

37.

Section 11 of the NPPF is entitled ‘Making effective use of land’ and at paragraph 117
sets out that planning decisions should promote an effective use of land in meeting

the need for homes and other uses, whilst safeguarding and improving the
environment and ensuring safe and healthy living conditions.
38.

Section 12 of the NPPF is entitled ‘Achieving well-designed places’ and at paragraph
124 states that the creation of high quality buildings and places is fundamental to
what the planning and development process should achieve. Paragraph 124 goes on
to state that good design is a key aspect of sustainable development, creates better
places in which to live and work and helps make development acceptable to
communities.

39.

Paragraph 127, amongst other things, states that planning decisions should ensure
development is visually attractive as a result of good architecture, layout and
appropriate and effective landscaping. Paragraph 129 sets out that in assessing
planning applications, local planning authorities should have regard to the outcome of
design discussions, including with the local community.

40.

Paragraph 130 states that permission should be refused for development of poor
design that fails to take the opportunities available for improving the character and
quality of an area and the way it functions, taking into account any local design
standards or style guides in plans or supplementary planning documents.

41.

Section 14 of the NPPF is entitled ‘Meeting the challenge of climate change, flooding
and coastal change and at paragraph 148 sets out that the planning system should
support the transition to a low carbon future in a changing climate.

42.

Section 15 of the NPPF is entitled ‘Conserving and enhancing the natural
environment’. Paragraph 170 states that planning decisions should contribute to and
enhance the natural and local environment including through minimising impacts and
providing net gains for biodiversity, including by establishing coherent ecological
networks that are more resilient to current and future pressures.
National Planning Practice Guidance

43.

The National Planning Practice Guidance (NPPG) offers guidance in addition to the
NPPF.

44.

The NPPG advises that reserved matters are those aspects of a proposed
development which an applicant can choose not to submit details of at outline
planning application stage (i.e. that can be ‘reserved’ for later determination). These
reserved matters are defined in Article 2 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 (as amended) as:
•

‘Access’ – the accessibility to and within the site, for vehicles, cycles and
pedestrians in terms of the positioning and treatment of access and circulation
routes and how these fit into the surrounding access network.

•

‘Appearance’ – the aspects of a building or place within the development
which determine the visual impression the building or place makes, including
the external built form of the development, its architecture, materials,
decoration, lighting, colour and texture.

•

‘Landscaping’ – the treatment of land (other than buildings) for the purpose of
enhancing or protecting the amenities of the site and the area in which it is
situated and includes: (a) screening by fences, walls or other means; (b) the

planting of trees, hedges, shrubs or grass; (c) the formation of banks, terraces
or other earthworks; (d) the laying out or provision of gardens, courts,
squares, water features, sculpture or public art; and (e) the provision of other
amenity features;
•

‘Layout’ – the way in which buildings, routes and open spaces within the
development are provided, situated and orientated in relation to each other
and to buildings and spaces outside the development.

•

‘Scale’ – the height, width and length of each building proposed within the
development in relation to its surroundings.

In this particular instance, all matters are reserved for later determination, apart from
access.
MAIN ISSUES:
•
•
•
•
•
•
•
•

Principle of Development
Local services
Highways/ Access
Impact on Trees/landscaping
Ecology/net gain
Drainage
Other issues
Representation
APPRAISAL:

45.

Principle of Development
In line with the NPPF, the Local Planning Authority has identified a five year supply
of housing and therefore has an up to date Local Plan. Underpinning this is the
SAP, which has been scrutinised by the Secretary of State and is the foundation for
identifying and releasing housing sites that make up the housing supply for the
Development Plan period. The site is allocated for housing through the adopted
SAP (ref site HG2-84). It gives an indicative capacity of up to 61 dwellings with
specific site requirements relating to on-site Greenspace, enhancements to existing
Greenspace within the locality, the provision of a ‘green link’ between Oldfield Lane
and the northern part of the site as well as a gas pipeline located close to the
western part of the site. These matters are covered later within the report however,
the proposal is considered to be acceptable in principle, subject to an assessment
against all other local planning policies.

46.

As previously noted above, this allocated site is not impacted by the recent SAP
legal proceedings, as the site was not located in the Green Belt immediately prior to
the adoption of the SAP. The principle of development has therefore been
established in the SAP as sustainable and acceptable.

47

Policy SP1 of the Core Strategy seeks to promote the most sustainable forms of
development, seeking the development of brownfield land over Greenfield, and
adopting a hierarchical spatial approach to the location of development which
promotes development in urban areas first and rural areas last. Policies SP6 and

SP7 set broad targets for the quantum and distribution of housing land throughout
the city, and policy H1 commits to the delivery of allocated housing sites.
48

Policy SP1 does not preclude development within such smaller settlements as long
as the scale of growth has regard to the settlement’s size, function and
sustainability. In this case, the application site is not considered to be excessively
large, which in the context of the wider settlement of Wortley, is not considered to
exceed the settlement’s size, function and sustainability.

49.

This application is considered to represent an 'in-fill' of part of the wider settlement
which forms a logical settlement boundary to in-fill land which lies between the
existing dwellings on Oldfield Avenue to the west and Malmsbury
Close/Terrace/Place to the east. The site is, and has been acknowledged through
the SAP, as being a sustainable location that sufficiently complies with the Council’s
Accessibility Standards. During the SAP adoption process, the issue of sustainability
was rigorously scrutinized and sustainability appraisals were undertaken. It is
deemed to be within a sustainable location within the boundary of the settlement of
Wortley with suitable access to local services and facilities and public transport, and
access to larger neighbouring settlements.

50.

Spatial Policy 6 (ii) does express a preference for brownfield, which this site is not.
The ‘in-fill’ location along Oldfield Lane does mean that proposed housing will not
therefore be overly conspicuous from the wider area and the use of an allocated
housing site will ensure that the Development Plan is properly implemented so as
not to undermine the overarching Green Belt policies that protect areas of land
within the wider area. With regard to design (iv), this would be assessed at the
Reserve Matters stage. In terms of construction (v) it is understood that the
development could be started immediately, once approval for Reserve matters was
granted. The impacts with regard to nature conservation (vi) and flood risk (vii) have
been fully considered and are addressed in the report below but none of these
issues are considered to preclude development commencing in accordance with
Spatial Policy 6.

51.

Spatial Policy 7 considers the distribution of housing across the City and identifies
the provision of 5,675 dwellings (11% of the 51,952) within the Outer South West
area within which the application site lies. This application, if granted, would result in
a medium sized housing development in the short to medium term, which would
contribute to overall housing delivery across the City.

52.

With specific regard to the managed release of sites, Policy H1 of the Adopted Core
Strategy confirms that the LDF Allocations Documents will phase the release of
allocations. This is to ensure sufficiency of supply, geographical distribution in
accordance with Spatial Policy 7, and the achievement of a previously development
land target of 65% for the first five years and 55% thereafter and the following five
criteria:
i. Location in regeneration areas,
ii. Locations which have the best public transport accessibility,
iii. Locations with the best accessibility to local services,
iv. Locations with least impact on Green Belt objectives,
v. Sites with least negative and most positive impacts on existing and proposed
green infrastructure, green corridors, green space and nature conservation.

53.

Policy H1 seek to ensure that housing areas are in sustainable locations, are
managed and phased in a timely manner consistent with the spatial priorities of the

Plan, provide an appropriate balance of brownfield and Greenfield sites, make best
use of current and planned infrastructure and those sites that are sequentially less
preferable are released only when needed. This is consistent with the objectives of
the NPPF including the need to meet objectively assessed needs for market and
affordable housing, identify and maintain a supply of 5 years’ worth of deliverable
sites and identify a supply of specific developable sites over the Plan period.
54.

As outlined above, the proposal will have a limited impact upon the wider green
infrastructure and the open green land north of the site. This is considered to be the
case given the location of the site and the developments main back drop being the
residential estates to the east, south and west of the site. It is considered that the
development would be able to achieve a biodiversity net gain with specific regard to
boundary treatments, new tree planting, on site Greenspace and the potential for a
‘green link’ through the site. These points can be conditioned to be fully considered
at the Reserve Matters stage.

55.

With regard to H1 above, with mitigation measures secured through conditions the
proposal is not considered to compromise the surrounding green infrastructure, and
is highly sustainable and accessible. It is also noted, and reiterated here, that these
views reflect the adoption of the sites within the SAP.

56.

Refusals on allocated sites in an adopted plan could undermine the Plan-led system
and may negatively impact on the Council’s ability to demonstrate a five year
housing land supply, in the long-term. The SAP has provided evidence that the
application site is more sustainable than other discounted sites within the Outer
South West HMCA. Development such as this is the mechanism for delivery to
provide the required infrastructure that would improve the sustainability and
accessibility in the locality. The SAP allocations and identified sites have been
cumulatively assessed to ensure that appropriate infrastructure can be provided
where this is within the power of the Council. It also provides clarity on how much
growth is planned to occur in different areas so that infrastructure providers, for their
own investment plans working closely with the Council, may provide for the housing
pipeline.

57.

It is recognised that Sport England have objected to the proposal on the grounds of
the loss of a playing field. However, they acknowledge that as the site has not been
formally used as a playing pitch for in excess of 10 years, they are not a statutory
consultee. The application site is a previously undeveloped Greenfield site that is
now allocated for housing within the adopted SAP and therefore has no Greenspace
or playing pitch designation. Within their comments, Sport England state that the
application should be assessed against Paragraph 97 of the NPPF which relates to
development on existing sports provision including playing pitches. Whilst officers
recognise that the last known use of this site was as a sports pitch, the allocation of
the site for housing within the adopted SAP means that the site can no longer be
considered as an existing open space or sports provision and therefore the
application does not need to be assessed against paragraph 97 of the NPPF.

58.

More recently, there has been activity on the site by members of the community in
order to try and bring the site back into its former use as a sports ground – for
example, by maintaining the land and holding some local sporting events and
fundraising activities on it. In planning terms, this does not alter the allocation of the
site for housing within the adopted SAP, which was robustly assessed by way of a
public enquiry. Furthermore, within a number of the objections received questions
have been raised regarding the SAP process of allocating this site for housing (from

its previous allocation of Greenspace) However, the SAP Inspector considered this
to be sound stating:
‘The overall process represents a sound approach to identifying those sites
considered to represent the best and most sustainable choice for
development in each HMCA to contribute to the target requirement.’
We can take from the above statement that the Inspectors have found the site HG284 as one of the best and most sustainable choices for development within the Outer
West HMCA to meet the area’s housing need when taking into account all other
matters which includes Greenspace provision within the ward.
59.

60.

61.

62.

63.

Further to the above in 58, there have been three applications from the public for the
Council to list the site as an Asset of Community Value (ACV), which have been
refused due to the nature / origin of the application(s) received and as the site does
not satisfy the necessary criteria for ACV registration – in that its main use has not
recently been or is presently (and could continue to be in the future) to further the
social wellbeing or social interests of the local community. In any event, a successful
ACV listing relates to the local community then being informed if there is a sale of
the land in future and enacting a Community Right to Bid, rather than relating to
potential development of land per se. This is for member’s information only and is
not a material consideration in the assessment of this application.
Local services
With regard to healthcare infrastructure (including Doctor and Dentist services) the
provision of healthcare facilities falls within the remit of NHS England and - at a local
level - Leeds’ three Clinical Commissioning Groups (CCGs). Existing practices
determine for themselves (as independent businesses) whether to recruit additional
clinicians in the event of their practice registered list growing. Practices can also
consider other means to deal with increased patient numbers, including increasing
surgery hours but it is for individual practices to determine how they run their
business. Practices consult with the NHS about funding for expansion albeit that
funding is limited.
With regard to education provision, the SAP process considered whether
contributions towards additional education provision were necessary in respect of
development of this allocated site. Accordingly, it was concluded during the SAP
examination that no education contributions were required / arose specifically as a
consequence of development at this location.
Highways/access
The proposal seeks consent for a new access off Oldfield Lane details of which
have been provided on the submitted plan. The highways officer raises no objection
to this access and the required visibility splays (based on speed surveys) can be
achieved in both directions as has been shown on Proposed Site Plan ref: PL-021
P2. Highways have advised that pedestrian dropped crossings (incorporating tactile
paving) will be required within the existing footway at the site entrance and this can
be incorporated within a subsequent Reserved Matters application.
As this is an Outline application where only access into the development is sought,
no internal access arrangements have been shown and therefore any future
proposal setting out the internal layout should be in accordance with advice
provided in the Draft Transport SPD. Typically this would include a combination of
Type 2: Local Residential Street and Type 3: Shared Spaces Streets. In addition,
any subsequent Reserved Matters application will need to include vehicle swept

path details demonstrating turning manoeuvres for an 11.5m x 2.5m refuse vehicle
within the site. Bin stores for each dwelling will also need to be shown, alongside
other more general servicing arrangements
64.

In terms of accessibility, the site is considered to be in a highly sustainable location.
Local Services – the site is within a 10 minute walk to local services
Employment – the site is within a 5 minute walking distance to a bus stop offering a
15 minute frequency service to a major transport interchange
Town & Cite Centres – the site is within a 5 minute walking distance to a bus stop
offering a direct 15 minute frequency service to a town or city centre
Primary Education – The site is within a 20 minute walking distance of a local
primary school
Secondary Education – the site is within a 20 minute walking distance of a local
secondary school
Health – The site is within a 20 minute walking distance of a health facility
The site therefore fully meets the Core Strategy Accessibility Standards and is
acceptable in this regard.

65.

A Transport Statement has been submitted to demonstrate the likely traffic impact of
residential development on this site. At this stage the number of units is not known,
however for the purpose of this exercise a maximum of 50 dwellings has been used.
Given that the site is in a sustainable location average vehicle trips rates have been
calculated using TRICS. This shows that the proposal would result in:
9 Arrivals and 20 Departures (total 29 two-way movements) in the AM peak
16 Arrivals and 11 Departures (total 27 two-way movements) in the PM peak.
This would equate to 1 additional vehicle movement approximately every 2 minutes
in both peak periods. In order to provide a robust assessment, and as a sensitivity
test, further trips have been calculated using 85% trip rates i.e. higher values than
those that are not normally applied to sustainable sites, and this shows that the
proposal would result in:
16 Arrivals and 20 Departures (total 36 two-way movements) in the AM peak
23 Arrivals and 15 Departures (total 38 two-way movements) in the PM peak.
This would equate to 1 vehicle movement approximately every 1.6 minutes in both
peak periods. Neither of the above assessments raise any undue highway safety
concerns.

66.

67.

Any subsequent Reserved Matters application will need to ensure that parking is
provided in accordance with the requirements set out in the draft Transport SPD
which will include any visitor parking. Matters relating to cycle storage and Electric
Vehicle Charging points will be conditioned as part of this Outline application.
Highways have recommended conditions are imposed which relate to construction
methods, maximum gradients of driveways etc. all of which will be imposed on the
approval of the application. It is considered that the proposal does fully comply with
the policy guidance of T2.
Trees/landscaping
The majority of the trees within the site are located around the site perimeters. The
application has been supported by a full Tree Survey, which has revealed a total of
20 individual trees and 4 groups of trees. Of these, eighteen trees/groups are
classed as category B and six are category C. The retention of existing trees that

are in good health, will be a major objective that will inform the design layout. From
the submitted information, the majority of site trees appear to be retained, though
there will be some, very limited, tree loss around the site entrance in order to get the
required visibility splays. Any replacement trees will be replaced on a 3:1 basis in
line with current Policy LAND2. The retention and protection of the trees on site will
be conditioned on the approval of the application to ensure they are retained, and
incorporated into the emerging Reserve Matters plans.
68.

69.

70.

71.

72.

Ecology & net gain
The application is accompanied by an Ecological Impact Assessment (EcIA) which
gives details of the ecological value of the site along with any potential bats or other
wildlife within the site. Surveys were carried out between April and September 2020.
It found that the site has a low value for habitat features (containing scattered trees,
areas of scrub and semi-improved grassland. Japanese knotweed has been
recorded in the north eastern part of the site which can be controlled and removed
through a condition. Bat surveys were also undertaken on the building and trees
with no evidence of bats roosting within these features. It is therefore considered
that there would be no adverse impacts upon any ecological features within the site
from the development proposal.
With specific regard to net gain, a baseline biodiversity value has been calculated
for the site which is 5.16. In order to achieve a 10% ‘net gain’ which is a Council
aspiration rather than adopted policy, any resultant development will need to
achieve 5.68 biodiversity units. Any subsequent Reserved Matters application will be
accompanied by an assessment of the proposed change in biodiversity units as this
will show the proposed layout and how the new gain will be achieved. A condition
will be attached to relating to net gain. Officers therefore consider that there will be
no detrimental impacts from the proposal upon ecological matters.
Drainage
The site falls north to south at approx. 1 in 20 and there is an existing combined
Yorkshire water sewer which traverses the central part of the site and drains to the
east. The Flood Risk & Outline Drainage Strategy submitted to support the
application has identified that the site is within Flood Zone 1 and that there are no
key flood issues which require mitigation.
In respect to surface water drainage, it is proposed to attenuate the flows on site by
means of a below ground attenuation tank with a discharge to the combined sewer
at 3.5 l/s. The Drainage Strategy identifies that the existing 375mm diameter
combined sewer will require diverting and thus should be agreed with Yorkshire
Water. The report also states that permeable paving will be utilised within the
parking areas with the basal stone layer being lined and the run off discharging into
the surface water drainage system and attenuation system. The Councils Flood Risk
Management accept the overall drainage strategy and full design and SUDS
information shall be provided as part of the planning condition discharge application.
Subject to conditions, it is considered that the proposal complies with DPD policies
WATER4, WATER6, and WATER7.
Other matters
Contaminated Land – Due to previous land uses as well as historic coal mining in
the area, further ground investigation and remediation is required. The submitted
reports makes appropriate recommendations for carrying out intrusive ground
investigations. This is not an uncommon approach and conditions relating to the
undertaking of a Phase II survey (as per consultee requests) and subsequent
remediation of the site are recommended and would suitably address these matters.

73.

Public Rights of Way - No public rights of way directly affect the application site.
However, desire lines do run through the site. As part of the site requirements, a
green link is proposed which will connect Oldfield Lane with the northern part of the
site which can potentially connect onto Public Footpath No.193 Leeds which runs to
the north of the application site. Given that there is a site requirement within the SAP
to provide a link from Oldfield Lane to the Greenspace to the north, this can be
secured through that. This connection would encourage safe and secure walking
routes, particularly in and around the local neighbourhood and to the local primary
school. This would help to promote and encourage more use of public rights of way
for local journeys.

74

Site requirements – Contained within the SAP allocation are a number of site
requirements, these include:
• Development should provide new Greenspace to extend the existing area of
Greenspace to the north
• Create a green link across the site from the Greenspace to Oldfield Lane
• Local improvements to existing greenspace facilities in the locality of the site
should be provided
• Detailed design layout should have regard to a gas pipline close to the site

75

With regard to the third bullet point, the applicant has made some tentative enquiries
regarding where within the local area improvements can be made. This included:
• consultation with the public as part of the pre-planning consultation
excircise regarding the potential for local improvements
• consultation with Ward Members and, subject to planning approval, this
will continue
• Consultation with colleagues in Parks & Countryside where a number of
potential suggestions were made including upgrades to the nearby Worley
Recreation Ground
• Other opportunies are currently being explored, spearhead by colleagues
in Parks & Countryside to work with local sports clubs to improve sports
facilities in the area
Officers consider that this is an acceptable way forward in order to ensure that the
development will provide good quality Greenspace improvements in the local area.
The remaining bullet points can be incorporated within any Reserved Matters
application.

76.

Representations
The majority of the material planning comments received have been covered within
the report, further comments are dealt with below:
Greenfield sites should never be built on
Response – Whilst there is a “brownfield first” approach to development, this does
not preclude developments on Greenfield sites and in any event, this site is
allocated for housing within the SAP.
Council have already withdrawn 37 Greenbelt sites, why?
Response – Given that this site was not previously Greenbelt this is not relevant to
the assessment of this application
The application doesn’t comply with Policy H4 as it would not provide a mix of
tenures

Response – Given that this application is in Outline only, details regarding the
housing mix is not yet agreed. Any approval will have a condition attached regarding
housing mix
If developed, it would be better to improve existing green space rather than creating
new green space on site
Response – The scheme will provide on-site Greenspace in accordance with policy
as well as improvements made to existing Greenspace in the locality as part of the
site requirement within the SAP.
LCC managed park lands are unsafe and poorly maintained
Response – This application would help to enhance existing Greenspace within the
locality as part of the site requirement within the SAP.
Increase in pollution
Response – Conditions will be attached to any approval to ensure that the proposal
would comply with LCC Policies relating to sustainable developments (EN Policies)
Application provides insufficient detail for an Outline Application
Response – The application provides the required level of detail for an Outline
Application as set out within the relevant planning legislation including the maximum
number of units (61). All matters (except for access) are reserved and therefore will
be assessed within a subsequent Reserved Matters application
Certificate B has been signed indicating that LSSA are the only owners of the site
Response – Certificate B has been signed however, it does not indicate that there
is only 1 owner of the land. The Government Guidance on this states: “Certificate B
– Shared Ownership (All other owners/agricultural tenants known) - This should be
completed if the applicant is not the sole owner, or if there are agricultural tenants,
and the applicant knows the names and addresses of all the other owners and/or
agricultural tenants. It is therefore correct that Certificate B has been completed
•

How can LCC determine their own application? This is a blatant conflict of interest
Response – Government guidance is clear on this:
“Local authorities may grant themselves planning permission for their own
development on land in which they have an interest or for development by an
authority jointly with another person. The proposals must be publicised in the same
way as any similar application from any other applicant and they cannot be decided
by a committee or officer responsible for the management of any land or buildings to
which the application relates. Local authority development proposals, like those of
other persons applying for planning permission, must be determined in accordance
with the development plan unless material considerations indicate otherwise”
It is therefore considered there would be no conflict of interest.
Conclusion

77.

As discussed above, the principle of the development for housing on this site is
supported by the up to date Local Plan and the adopted SAP. That the proposal is in
accordance with the existing site allocations should be afforded very significant
weight in consideration and determination of the application.

78.

The development will provide an acceptable quantum of housing in line with the
SAP allocation, with a safe and adequate means of access. It is considered that the
principle of developing the site for residential purposes is acceptable in terms of all
local and national planning policies subject to the imposition of conditions. With
consideration being given to all other matters, the application is recommended for
approval.

79.

In conclusion, taking into account all relevant factors and with consideration being
given to all other matters including representations both for and against the
development, the application is recommended for approval.
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