Originator:
Tel:

Mark Jackson
0113 378 8136

`
Report of the Chief Planning Officer
City Plans Panel
Date: 14 July 2022
Planning Reference: 20/08521/OT
Hybrid Planning application including detailed application comprising the demolition
of existing buildings and structures; earthworks to form development platforms,
drainage features, embankments and bunds; strategic landscaping, alteration of
existing access road, including works to existing Topcliffe Lane and junction with A653
and construction of new access road, to serve employment development. The outline
application comprises the construction of employment floorspace (Use Classes B2 and
B8 with ancillary office) and associated servicing and infrastructure including car
parking, vehicle, pedestrian and cycle circulation, landscaping and ecology works,
noise mitigation, drainage features and all associated infrastructure
Applicant: Sterling Capitol PLC
Address: Land At Capitol Park, Topcliffe Lane, Morley, Leeds
Electoral Wards Affected:

Specific Implications For:

Morley South

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted
(referred to in report)

Narrowing the Gap

RECOMMENDATION: DEFER AND DELEGATE to the Chief Planning Officer for
approval subject to the specified conditions identified below (and any others which
he might consider appropriate); the completion of a S106 Agreement; and
consultation with the Secretary of State.
The Section 106 Agreement shall include:
•
•
•

Provision of a Site Wide Management Company;
Provision of Biodiversity Improvements and a Management Plan;
Provision of Open Space Management Plan;
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•
•
•
•
•
•
•
•
•

Deed of Variation to Historic S106 Floorspace Restrictions;
Provision of a Travel Plan, including £10,567 monitoring fee;
Local Employment Initiatives, including £45,000 contribution towards The
Ahead Partnership and £50,000 towards an Apprenticeship Fund;
Scheme to deliver the off site highways works at M62 junction 28
improvements through a s278 Agreement;
Contribution of £700,000 towards off site highway works A653
Dewsbury Road southbound bus gate;
Junction improvements contribution £328,890;
Contribution for shared footway and cycle path improvements £146,750;
The planting of 10,000 trees; and
Provision and implementation of a new publicly accessible park and future
maintenance as part of the Proposed Development.

In the circumstances where the Section 106 has not been completed within 3
months of the Panel resolution to grant planning permission, the final
determination of the application shall be delegated to the Chief Planning Officer.
Summary of Draft Conditions
1. Time limit on full permission
2. Phasing Plan
3. Development in line with approved plans
4. Height Parameters
5. Development Character Area Parameters
6. Ground Investigation Report
7. Ground Investigation Remediation Report
8. Ground Investigation Verification Report
9. Archaeological Written Scheme of Investigation
10. Details of Drainage – including drainage during construction
11. Approved vehicular access
12. Off- site highways works – Phase 1 of Improvements to Junction 28 of M62
13. Details of cycle parking facilities prior to completion of building
14. Provision of electric vehicle charging facilities
15. Details of Car Parking and Servicing Management Plan
16. Details and Provision of Vehicle Spaces to be Laid Out
17. Details of lighting scheme for each phase across site
18. Details of the biodiversity management plan
19. Details of Construction Environmental Management Plan
20. Details of Construction Management Plan, including hours of construction
21. Details of landscaping scheme
22. Details of retention of landscaping
23. Details of tree protection measures
24. Details of a landscape management plan
25. Demolition of buildings across site
26. Removal of permitted development rights for changes of use of land falling within
Use Class E -ancillary office space to remain ancillary
27. Details of materials
28. Renewable energy provision
29. Noise assessment
30. Details of mechanical plant and equipment
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Introduction
1

The application is brought before the Elected Members of the City Plans Panel,
following the resolution concluded by the City Plans Panel on 19 May 2022 to defer
until further information and details have been received. The previous report is
attached at Appendix 1, as is the original recommendation that was brought before
Elected Members of the City Plans Panel of the 25th November 2021. The two
reports should be read in conjunction with the update provided in this report.

2

The proposal relates to a key General Employment Allocation, 38.44 hectares in
size. The employment site is recognised within the Local Planning Authority’s
Development Plan, and identified as a suitable general employment site within the
Site Allocation Plan (SAP) 2019 (allocation references EG2-19 and EG1-60).

3

The scheme that is to be determined is a hybrid application including both matters
that are to be considered in outline and matters of detail that are to be considered
as a full planning application.

4

The matters of detail relate to:
•
•
•
•
•
•
•

5

The matters for consideration at Outline are:
•
•

6

Construction of employment floorspace (for up to 102,890 sqm of B2 and
B8 Uses with ancillary office);
Associated servicing and infrastructure including car parking, vehicle,
pedestrian and cycle circulation, landscaping and ecology works, noise
mitigation, drainage features and all associated infrastructure

The resolution at the Plans Panel of 19th May 2022 sought further discussions
between officers and the Applicant regarding:
•
•
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Demolition of existing buildings and structures;
Earthworks to form development platforms;
Drainage features;
Embankments and bunds;
Strategic landscaping;
Alteration of existing access road, including works to existing Topcliffe
Lane and junction with A653; and,
Construction of new access road to serve the employment development.

The maximum massing and heights of the buildings;
Mitigation measures regarding noise and light pollution.

The recommendation brought back to Members is made in light of discussions with
the Applicant and the submission of a package of additional information which has:
•

Reduced the maximum height of Parcel 3 from 22.4m to 18.5m, reduction of
3.9m. This would result in a haunch height (eaves height) of 15m which is
the absolute minimum for these types of uses;
3

•
•
•
•
•
•

Set out the institutional requirements for the height (and why 14m is not
feasible, viable etc);
Confirmed heights of adjacent buildings;
An indicative option showing lighting and distances
Shadowing diagrams showing minimal impact upon residential amenity
An indicative Lighting scheme for Option A including a light spill plan showing
minimal impact upon residential amenity;
Suggested wording for conditions relating to lighting and noise impacts

Update
8

Since the application was brought before Members on the 19th May 2022, no policy
changes have occurred that are pertinent to the assessment of this application.

9

The discussions and additional information expand on the issues raised by
Members, but do not raise any new material planning considerations. It should be
noted that the additional information has not changed the proposal (to the detriment
of neighbouring properties, ie siting them closer or making them higher etc), and
therefore such information would not be required by the statement of community
involvement to be further publicised.

10

Although no further public consultation has been carried out, due to the nature of the
additional information, two representations have been received since the 19th May
Plans Panel. The representations do not raise any new material planning
considerations.
The maximum massing and heights of the buildings

11

All proposed buildings on the parcels of land indicatively shown for development
relate to an outline application. The application therefore seeks to establish that the
principle of development is acceptable, outlining parameters for the phases of
development and heights and locations for the buildings and their associated works.
As it has been debated at length in the previous Plans Panel meetings, the maximum
heights have been proposed to ensure that there is flexibility for future occupants,
which will in turn have to submit planning applications for all matters that are
reserved for future consideration in this outline consent.

12

Since the Plans Panel of the 19th May 2022, the Applicant has sought to further
identify the heights of commercial buildings in the local area to demonstrate the
requirements of the logistics sector and the competition within the market for
employment spaces such as these. It has been advised that a ridge height of 18.5m
is an absolute minimum for these types of uses as this is dictated by the haunch
height of 15 metres (I.e. the clear working height inside the warehouse), which is the
minimum industry standard and operational requirement for this type and size of
building.
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This 15 metre minimum haunch height requirement is derived from the form and
function requirements of occupiers and operators, who largely use pallet storage in
a racking system. Many operators will use standard forklifts to load and unload
pallets, which at 15 metre haunch height, allows for 8 levels of pallets (circa 1.8m
per pallet). A photograph will be shown as part of the Panel presentation to
demonstrate this. This maximises the efficiency of the cube. Use of a properly
4

designed, high-density storage system can significantly reduce the space needed
for storage, and hence reduces footprint and energy costs of these buildings.
14

As such, the applicant advises any further reduction of height is not viable, as it
would not meet the requirements of the occupiers and operators of these buildings.
The applicant also states that the proposed buildings need to be competitive in the
market, to attract the calibre of companies such as Blue Chip, best in class
companies, who can provide the skilled, varied green jobs for the people of Morley
and the wider Leeds City Region.

15

A table provided by the applicant (source: Knight Frank) shows a number of other
large scale logistics and employment related buildings that have been approved
and/or built recently in the Yorkshire region, including ones in Garforth, Wakefield,
Doncaster, Selby, Goole and Rotherham This shows that such buildings have been
designed with a haunch height of 15-20 metres.

16

Following discussions with the Local Planning Authority, and through further analysis
of the institutional requirements, the Applicant proposes to reduce the maximum
height parameter for development within the identified Parcel 3 (the parcel of land
closest to the residential properties on Topcliffe Lane). The proposed height is
reduced from a maximum 22.4 metres as previously proposed to 18.5 metres. The
internal arrangement of an overall ridge height of 18.5 metres provides a haunch
height of 15 metres.

17

The operational requirements for individual companies within the logistic sector does
vary, and the original maximum height was to allow the greatest degree of flexibility
and to ensure that the development could cater for companies across the sector.
The parameters would also ensure that long term operational requirements could be
met.

18

The Applicant has analysed the heights of the surrounding buildings, such as those
currently within the wider Capitol Park site and other similar users, such as Amazon,
which is adjacent to the M1. The heights of the building are all higher than 15 metres
internally.

19

It is considered that the proposed reduction in the maximum height parameter of the
closest building to residential properties within Toplcliffe Lane, mitigates any
potential adverse impact on neighbouring amenities given that it was at its closest
point on Option A, indicated to be over 85 metres away and behind significant
landscaping, a bund and a noise attenuation fence. The applicant has advised that
the further reductions in scale and massing to the height parameters for this parcel
of land are the limit of what is feasible and viable to build.

20

The reduction in height is shown on a CGI and shadowing diagrams further illustrate
the limited impact the proposal will have on existing residents in terms of loss of light,
outlook and potential dominance. Furthermore, it should also be stressed that the
detailed design of the buildings will be further controlled by the Reserved Matters
application and matters such as use of materials and their colours will allow further
opportunities to mitigate the potential visual impact of the buildings.

21

It is considered that the further changes made to the maximum height parameters
respond positively to the concerns raised by Plans Panel and comply with the
Council’s planning policies relating to design and existing amenity.

5

Mitigation Measures Regarding Noise and Light Pollution.
22

Members raised concerns with noise and light pollution as a result of the
development. The application was submitted with an Environmental Impact
Assessment, which assessed in detail the potential noise/ light sources and sensitive
receptors. As previously outlined, the application is an outline consent that will be
subject to various planning conditions and a legal agreement.

23

The Applicant has provided a Light Spill Plan, that although it is indicative, shows
what a lighting strategy could be, using the indicative Option A as the layout
arrangement. The lighting spill shows minimal impact upon the neighbouring
residents due to distance at which the areas would be from the neighbouring
properties, the siting and height of the individual columns, and given that measures
such as light baffles would be used.

24

At this stage, the measures are indicative as the built forms and specific layouts of
the proposed phases are not to be determined here, but in any subsequent
Reserved Matters application. To provide assurance to Members that the lighting
impact will be controlled appropriately following any subsequent approval of
Reserved Matters applications, the following conditions are proposed to be imposed
on any outline planning consent:
‘Any Reserved Matters applications shall include a lighting strategy for that
phase, which includes details of light columns, lighting specifications, a light
spillage plan showing the LUX levels in relation to the closest nearby
properties/highways and details of baffles. The lighting scheme shall be
designed to maintain the amenity of neighbouring residents, ensure highway
safety and protect ecology by preventing excessive light spill onto sensitive
habitats. The development shall be implemented in accordance with the
approved details and thereafter retained’.

25

Further to the above and in relation to potential noise impacts, such issues are
influenced by a number of factors and potential noise sources will vary depending
on the end users of each unit, together with layout and arrangement of the building
and its service yard. Furthermore, the applicant has carried out updated noise and
vibration assessments in relation to the indicative layout which conclude that the
noise impacts of the development in terms of the construction phase, the operational
phase and taking into account the cumulative impacts, are low and pose no
significant risk to the amenity of residents nearby. This is in conjunction with the
implementation of the proposed mitigation measures whereby the proposal has
been designed with the significant landscaping buffers, land bunds and noise
attenuation fencing being proposed in locations where there are noise sensitive
receptors (most pertinent to this is the proposed landscaping, bund and fencing
facing Topcliffe Lane). The measures are considered to be acceptable to mitigate
against significant noise impacts, however, to further reassure Members that the
proposal can mitigate noise impacts sufficiently, the following conditions are
considered acceptable to impose on any Outline consent approval. The conditions
proposed are:
•

‘Prior to the occupation of each unit, a BS4142:2014 noise assessment
shall be submitted to and approved in writing, which assesses the noise
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levels from vehicle movements, mechanical services and any other
operating noise associated with the type of business that occupies each
unit. The noise assessment should recommend mitigation measures, if
necessary, to ensure that occupants of nearby existing residential
properties are not adversely affected by noise from the units. The details of
the mitigation scheme shall be implemented prior to the first use of the
relevant building and retained thereafter in good order for the lifetime of the
development’.
•

26

‘No noise generating plant including mechanical ventilation or
refrigeration/air conditioning, extraction plant shall be installed in any part of
the development until full and precise details have been submitted to and
approved in writing by the Local Planning Authority. The details shall include
a BS4142:2014 noise assessment and shall detail any mitigation measures
if necessary, physical or operational to achieve no more than 0dB(A) above
the prevailing background levels, outside the windows of the nearest noise
sensitive property during the quietest measured period’.

It is considered that the Applicant has provided sufficient details to show that issues
relating to noise and excessive lighting can be mitigated against efficiently and in
line with the requirements of local and national planning policies. The conditions
proposed will ensure that the designs of the Reserved Matters applications are
produced in a way that will reflect the requirements of the conditions; moreover, the
conditions will also ensure that the end users operate in a way that will not be
detrimental to local residential amenity.
Summary

27

The Applicant has made a substantial concession with regards to the maximum
height to be permitted in the parameter plan for Parcel 3, which is set closest to the
nearest residential properties. Although the reduction in height will reduce the
attractiveness of the development to some future prospective tenants, it has been
demonstrated that with such parameters the units are still viable and competitive
with other developments in the surrounding area.

28

The discussions and further information provided has demonstrated that the noise
and lighting associated with the development can be controlled appropriately and
any significant impacts can be mitigated against.

29

In light of the further information received, it is considered that the Applicant has
addressed the issues raised by Members and demonstrated that the proposal is
policy compliant and acceptable in relation to both local and national planning
policies. The approval of this large employment scheme, on a site that has been
identified by the Local Planning Authority in its Development Plan, is considered to
provide significant economic, social and environmental benefits to both the locality
and the wider city whilst safeguarding the amenities of neighbouring residents.
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Appendix 1

Originator:
Tel:

Mark Jackson
0113 378 8136

`
Report of the Chief Planning Officer
City Plans Panel
Date: 19 May 2022
Planning Reference: 20/08521/OT
Hybrid Planning application including detailed application comprising the demolition
of existing buildings and structures; earthworks to form development platforms,
drainage features, embankments and bunds; strategic landscaping, alteration of
existing access road, including works to existing Topcliffe Lane and junction with A653
and construction of new access road, to serve employment development. The outline
application comprises the construction of employment floorspace (Use Classes B2 and
B8 with ancillary office) and associated servicing and infrastructure including car
parking, vehicle, pedestrian and cycle circulation, landscaping and ecology works,
noise mitigation, drainage features and all associated infrastructure
Applicant: Sterling Capitol PLC
Address: Land At Capitol Park, Topcliffe Lane, Morley, Leeds
Electoral Wards Affected:

Specific Implications For:

Morley South

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted
(referred to in report)

Narrowing the Gap

RECOMMENDATION: DEFER AND DELEGATE to the Chief Planning Officer for
approval subject to the specified conditions identified below (and any others which
he might consider appropriate); the expiration of the publicity period; the
completion of a S106 Agreement; and consultation with the Secretary of State.
The Section 106 Agreement shall include:
•
•
•

Provision of a Site Wide Management Company;
Provision of Biodiversity Improvements and a Management Plan;
Provision of Open Space Management Plan;
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•
•
•
•
•
•
•
•
•

Deed of Variation to Historic S106 Floorspace Restrictions;
Provision of a Travel Plan, including £10,567 monitoring fee;
Local Employment Initiatives, including £45,000 contribution towards The
Ahead Partnership and £50,000 towards an Apprenticeship Fund;
Contribution of £4 million towards off site highways works M62 junction 28
improvements;
Contribution of £700,000 towards off site highway works A653
Dewsbury Road southbound bus gate;
Junction improvements contribution £328,890;
Contribution for shared footway and cycle path improvements £146,750;
The planting of 10,000 trees; and
Provision and implementation of a new publicly accessible park and future
maintenance as part of the Proposed Development.

In the circumstances where the Section 106 has not been completed within 3
months of the Panel resolution to grant planning permission, the final
determination of the application shall be delegated to the Chief Planning Officer.
Furthermore, in the circumstances where additional representations are received
prior to determination of the application that raise new material planning issues,
then in consultation with the Chair of City Plans Panel, the application will be
reported back to Panel if that course of action is warranted.
Summary of Draft Conditions
1. Time limit on full permission
2. Phasing Plan
3. Development in line with approved plans
4. Height Parameters
5. Development Character Area Parameters
6. Ground Investigation Report
7. Ground Investigation Remediation Report
8. Ground Investigation Verification Report
9. Archaeological Written Scheme of Investigation
10. Details of Drainage – including drainage during construction
11. Approved vehicular access
12. Off- site highways works – Phase 1 of Improvements to Junction 28 of M62
13. Details of cycle parking facilities prior to completion of building
14. Provision of electric vehicle charging facilities
15. Details of Car Parking and Servicing Management Plan
16. Details and Provision of Vehicle Spaces to be Laid Out
17. Details of lighting scheme across site
18. Details of the biodiversity management plan
19. Details of Construction Environmental Management Plan
20. Details of Construction Management Plan, including hours of construction
21. Details of landscaping scheme
22. Details of retention of landscaping
23. Details of tree protection measures
24. Details of a landscape management plan
25. Demolition of buildings across site
26. Removal of permitted development rights for changes of use of land falling within
Use Class E -ancillary office space to remain ancillary
27. Details of materials
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28. Renewable energy provision

Introduction
1

The application is brought before the Elected Members of the City Plans Panel,
following the resolution concluded by the City Plans Panel on 25th November 2021
to defer until further information and details have been received. The previous report
is attached at Appendix 1 and should be read in conjunction with the update provided
in this report.

2

The proposal relates to a key General Employment Allocation, 38.44 hectares in
size. The employment site is recognised within the Local Planning Authority’s
Development Plan, and identified as a suitable general employment site within the
Site Allocation Plan (SAP) 2019 (allocation references EG2-19 and EG1-60).

3

The scheme that is to be determined is a hybrid application including both matters
that are to be considered in outline and matters of detail that are to be considered
as a full planning application.

4

The matters of detail relate to:
•
•
•
•
•
•
•

5

The matters for consideration at Outline are:
•
•

6

Demolition of existing buildings and structures;
Earthworks to form development platforms;
Drainage features;
Embankments and bunds;
Strategic landscaping;
Alteration of existing access road, including works to existing Topcliffe
Lane and junction with A653; and,
Construction of new access road to serve the employment development.

Construction of employment floorspace (for up to 102,890 sqm of B2 and
B8 Uses with ancillary office);
Associated servicing and infrastructure including car parking, vehicle,
pedestrian and cycle circulation, landscaping and ecology works, noise
mitigation, drainage features and all associated infrastructure

The resolution at the Plans Panel of 25th November 2021 sought further
information, details and clarity in respect of:
•
•
•
•
•
•

The impact on the Green Belt and in particular whether the proposed
drainage works can be provided within the employment site;
The position of the units;
The proposed hours of operation;
Greater clarity on the landscaping proposals, particularly the tree planting;
Greater clarity on connectivity with Morley Town Centre;
Greater clarity on the local employment agreement measures;

10

•

Greater clarity on possible congestion associated with the junction of the
A653 and the A650.

7

It is stressed that the application has been brought forward following the adoption of
the Site Allocation Plan (SAP) in 2019, which identifies the site (sites EG2-19 and
EG1-60) for general employment uses. The site is therefore allocated for uses falling
within former use classes B1b, B1c, and use classes B2 and B8. Therefore in
planning policy terms the principle of development for class B8 and B2 as proposed
is established. The SAP allocation provides a robust policy context and framework
for this proposal.

8

The recommendation brought back to Members is made in light of a package of
additional information that has been submitted in relation to the above details at
paragraph 6. The additional information has been publicised in accordance with the
Local Authority’s Statement of Community Involvement.
Update

9

The submitted additional information sets out the Applicant’s response to the various
issues raised at City Plans Panel on 25th November 2021 and proposes strategic
changes and further contributions and commitments to be delivered as part of the
proposal.

10

The details provided have sought to clarify how the proposal outlined at the Plans
Panel will be delivered in relation to the seven issues raised. The package of
additional information offers further contributions, to be secured through a Section
106 legal agreement, for a new publicly accessible park, the planting of 10,000 trees,
further local employment strategies (contributions and commitments to an
Apprenticeship Fund and the Ahead Partnership), and highway improvements
amounting to a total of £5,186,207.00.

11

An updated market overview has been prepared in support of the application which
has confirmed the continued high demand and growth of industrial and logistical
sectors. The report strongly emphasises the requirement of premises proposed in
order for Leeds to compete with neighbouring boroughs and the wider region in
attracting new and inward investment and creating jobs.

12

Of significant concern to Members were the issue of how the site marked for Outline
planning consent could be developed in future and whether the scale of the
development would impact upon the wider Green Belt. Additional Indicative
Masterplans have been prepared to demonstrate that the configuration of the site to
be developed is not fixed at this stage and that the parameters proposed can allow
various development arrangements that will not be detrimental to the surrounding
area. The essential need and requirement for large industrial units in the city has
also been outlined and clarity given as to the use of the Green Belt for drainage
purposes. A legal view has been sought and provided in respect of the Green Belt
issue that was raised.

13

The package of further information was submitted and subsequently publicised with
site notices being put up around the local area. Ward Members for Morley North and
Morley South were notified by email (21 April 2022) that the additional information
had been received.
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14

With regards to the further publicity given to the received information, four
representations have been received. The representations do not raise any new
issues that have not been addressed in the original Chief Planning Officer’s report
(attached Appendix 1).

15

The publicity given to the additional information is still ongoing as the site notices
were posted around the Site on 27th April 2022 and such notices allow comments
until 19th May 2022. It is noted that this is the date of the Panel meeting, and
therefore the wording of the recommendation is phrased to enable the application to
be deferred and delegated to the Chief Planning Officer subject to the expiration of
the publicity period. Furthermore, any comments received since the Panel report
was published will be reported verbally at the Panel meeting.
Policy Update
Spatial Policy Context and Need

16

The Chief Planning Officer’s original report outlined both local and national planning
policies and the context in which this hybrid, outline and full application, need to be
assessed and considered. The additional package of information does not give rise
to any further policy considerations, but the following update regarding the need and
importance of Logistics is considered to be necessary as it is at the heart of local
and national planning policy.

17

The Leeds Site Allocation Plan Remittal Background paper updates the employment
land supply in Leeds. The availability of employment land across the city is
monitored each quarter as part of the Employment Land Availability (ELA)
assessments. The latest ELA takes into account losses and gains of land supply
available for general employment and concludes starkly that when full account is
taken of the effect of gains and losses of employment land there is a deficit of 53.6
hectares of employment land availability viewed in the context of the requirements
of the Core Strategy and the Development Plan period. Should this application not
be brought forward the deficit would further increase to 80.4 hectares.

18

The allocation of this site for employment uses was assessed through the SAP
adoption process and the Inspectors report supported the allocation of this site to
meet the identified employment land need across the City. The application site is
significant in the delivery of the minimum requirement of 493 hectares.

19

The e-commerce market has continued to drive demand for logistics space with ever
faster delivery times expected by consumers. Although post pandemic retail sales
online have fallen analysis of the markets show growth significantly higher than prepandemic levels. Accordingly, the robust growth of the logistics sectors will continue
to drive demand for larger commercial premises. The market overview report
provided concludes that there has been an irreversible structural change in
consumer behaviour, which has been the catalyst in the rise of the logistic and
industrial sectors.

20

The additional package of information demonstrates that there is a critical lack of
commercial space in the West Yorkshire and Humber region for employment uses
within the Logistics sector. It further demonstrates that the growth of the sector is
one which is being, and likely to continue, to be sustained and be a significant driver
of national and local employment growth. Accordingly, it is important to recognise
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that the allocated site is supported in terms of local and national planning policies
that seek to ensure sustainable development promotes economic growth.
Furthermore, given the scale of this investment and the shortage of employment
land across the city, such proposal will be pivotal in the delivery of the aims and
objectives of the Development Plan.
Green Belt Policy
21

The first minute of the resolution to defer is regarding the impact of the Green Belt
and whether the proposal can incorporate the drainage of the site within the
proposed developable area that is designated as the SAP sites EG2-19 and EG160.

22

At paragraphs 91 to 104 of the Chief Planning Officer’s report, it was outlined that
the proposed landscaping and drainage works to be carried out on the parcel of land
that is designated Green Belt, would not constitute ‘inappropriate development
within the context of the NPPF, provided that the visual impact of the development
preserves the openness of the Green Belt. Crucially, the parcel of Green Belt will
remain free of buildings and structures that constitute development, whilst enabling
the efficient use of the allocated site that contributes significantly towards the
employment land needs of the wider city, and preserves the openness of the Green
Belt. The use of the Green Belt for drainage and recreational purposes is considered
to therefore be appropriate.

23

Guidance from the Ministry of Housing, Communities and Local Government, that
assessing the impact of this proposal on the openness of the Green Belt is subject
to judgement based on the circumstances of the case.

24

The Government guidance states that:
•
•
•

openness is capable of having both spatial and visual aspects – in other
words, the visual impact of the proposal may be relevant, as could its volume;
the duration of the development, and its remediability – taking into account
any provisions to return land to its original state or to an equivalent (or
improved) state of openness; and
the degree of activity likely to be generated, such as traffic generation.

25

The proposed landscaping, including tree planting, the creation of drainage ponds
and public footpaths, will have a degree of impact visually; however, this impact is
not considered to harm the openness of the greenbelt as it spatially does not affect
the green character of the land and its overall function. Furthermore, the landscaping
improves biodiversity and the green character of the site.

26

The Applicant has sought a legal view as to the impact of the proposal on the
openness of the Green Belt and has referenced the approach of the Supreme Court
(Samuel Smith Old Brewery (Tadcaster) -v- North Yorkshire County Council [2020],
and an Appeal decision relating to Land South of Pool Road.

27

At paragraph 138 of the NPPF, the purposes of including land within the Green Belt
are set out as:
(a) To check the unrestricted sprawl of large built up areas.
13

(b) To prevent neighbouring towns merging into one another.
(c) To assist in safeguarding the countryside from encroachment.
(d) To preserve the setting and special character of historic towns.
(e) To assist in urban regeneration by encouraging the recycling of derelict
and other urban land.
28

Following the proposed landscaping changes to the area of Green Belt proposed,
the area of Green Belt land used would function exactly the same way as it does at
present in terms of restricting the sprawl of large built up areas. The changes would
also ensure the longevity of its function in separating the residential and commercial
built areas through the requirement to retain any drainage/ landscaping and public
access for the life of the development through conditions and the legal agreement.
Furthermore, although works are proposed within the Green Belt these remain
consistent with the requirement to preserve the openness of the countryside, given
that they include planting and measures to increase local biodiversity.

29

The use of the land for drainage purposes and ecological mitigation is considered to
be an ‘appropriate use’ within the Green Belt as set out in Case Law. In particular,
the Appeal decision relating to Land South of Pool Road is of significance as this
demonstrates that the approach is considered to be acceptable by the Local
Planning Authority, but also that this approach is confirmed by the Secretary of State.

30

The proposed changes within the Green Belt are consistent with national planning
policy in so far as the changes are considered to be appropriate within the Green
Belt and not significantly harmful to its openness, due to the land being kept
permanently open. Whilst Members were of the opinion that surface water drainage
should occur within the site, such works are not only acceptable within the Green
Belt, but they allow for the efficient development of the site that is allocated within
the Development Plan.

31

At paragraph 124 of the NPPF, it is noted that planning policies and decisions should
support the efficient use of land and take into account the need, availability of land
suitable for accommodating housing or other forms of development. It further states
that decisions should take account of local market conditions and viability. As
previously stated the need for the employment space is critical and the provision of
such space would help deliver the minimum requirement for the provision of 493
hectares of general employment space outlined within the Development Plan.

32

The proposed changes to the area designated as Green Belt will have a visual
impact upon the character of the existing landscape, but are considered to be
appropriate in nature as detailed in paragraph 150 of the NPPF. The degree of
impact is considered to be small and the openness of the Green Belt is considered
to be preserved through the land being kept permanently open. In summary, the
proposed development within the Green Belt designation is not considered to be
inappropriate and, it accords with the fundamental aims of Green Belt policy.
Accordingly, the works within the Green Belt are therefore acceptable in relation
to the requirements of paragraphs 138 and 150 of the NPPF.
Positioning of the Units
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33

As previously described the proposal is a hybrid application comprising of a detailed
application to remove existing buildings and provide ground works, a new access
road and strategic landscaping of the site; and an outline application for the
construction of employment floorspace and associated works.

34

With regard to Members concerns on the arrangement of the units and the siting and
positioning of the units in relation to the closest residential properties, a series of
parameters plans have been prepared and submitted with the Hybrid planning
application to provide the framework for all future Reserved Matters submissions.
The parameters provide either maximum limits (heights of buildings and extent of
Development Parcels) or a range or zone for the parameters to allow flexibility for
the Reserved Matters stage when occupants are more likely to be known.

35

The Parameter Plans for the Proposed Development are as follows
•
•
•
•

Development Plots Parameters – total development floor space, area of built
development, distribution of uses, finished ground levels, building heights,
and noise attenuation zone;
Green Infrastructure Parameters – areas of landscape planting and wetland;
Movement Parameters – Main Access Corridor and Public Rights of Way;
and;
Drainage Parameters – drainage pond zone and zone for the outlet.

36

Parameter plans are commonly used at the Outline Application stage due to the
uncertainty of the end user and the flexibility that the parameters allow whilst
safeguarding potential impact on townscape and neighbouring amenities. The
Applicant has provided a further three Indicative Masterplans, based on the
parameters outlined previously, to demonstrate and visualise how the general
employment areas may be laid out in the subsequent Reserved Matters
application(s).

37

All the proposed layouts include a 6m high landscaped bund and elevated standard
tree planting, together with a 3 metre high noise barrier on the western edge of the
site, which is the closest point to the nearest residential properties. This landscaping
creates an instant 9 metre high screen.

38

The four options presented are:
Option A
•
•

Five units ranging from 40,000sq ft to 500,000sq ft
Nearest unit to residential property – 85 metres

Option B
• Six units ranging from 40,000sq ft to 380,000sq ft
• Nearest unit to residential property – 112 metres
Option C
• Seven units ranging from 40,000sq ft to 325,000sq ft
• Nearest unit to residential property – 122 metres
Option D
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•
•

Seven units ranging from 35,000sq ft to 325,000sq ft
Nearest unit to residential property – 122 metres

39

Although the detailed design of the buildings is to be considered at Reserved Matters
stage, the units are to be of a very high standard of design and quality. It is proposed
that the buildings will be constructed to carbon net zero standard and, careful
consideration has already been given to ways in which the architectural quality of
the buildings can be enhanced through increased areas of glazing to offices and
modern striking appearances. A range of quality materials have been suggested at
this stage, although these details will form part of the Reserved Matters applications
and will be secured through condition.

40

Ultimately, the end users will dictate the layout and arrangement of the proposed
development at Reserved Matters stage, due to their specific occupational
requirements.

41

Nether the less, in light of the minimum gap of 85m to the nearest residential
properties and maximum building heights of up to 22.5 metres set by the parametres
(that will inform the reserved matters applications) and that the layout will be
surrounded by significant landscaping and bunding that will provide an effective
screen between the proposed development and the neighbouring residential units it
is considered that there will not be an unacceptable impact in terms of dominance
and impact on the outlook from nearby residential premises.
Amenity of Local Residents

42

Members of the City Plans Panel raised concerns regarding the operational
requirements of the proposed development and, in particular, the working hours and
noise disturbance to local residents. The logistics sector (B8 use) as well as some
manufacturers often require 24 hour operations, due to timescales for deliveries.
This results in shift patterns which often vary from traditional peak hours.

43

The Site location is considered to benefit local residential areas through shifting
traffic generated to principal local routes (A653 and A650) and the M62 motorway
(junction 28), rather than local residential routes, a baseline noise survey was carried
out to establish noise levels around the Site, including the motorway, which is a
significant existing noise source. Mitigation measures such as temporary screening
and working hour restrictions during the construction phase are proposed, which are
to be controlled and finalised via a condition.

44

Although the detailed noise levels of future occupants is not yet known, likely
activities which may occur have enabled accurate predictions of noise levels to be
calculated. It is considered that the industrial type noise levels associated with the
sites are likely to have a negligible impact on the wider area. Moreover, it also has
to be considered that the proposal will also include significant bunds, landscaping
and noise mitigation measures to be secured by condition to be installed prior to
occupation of the site.

45

The impact of light pollution was also discussed at length by Members and it is
considered that the a detailed Lighting Strategy required by planning condition will
be satisfactory to mitigate adverse obtrusive light effects, once the end users are
identified and the building requirements are proposed at Reserved Matters stage.
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46

At this stage, the details of how individual units will operate is not yet known and,
therefore, it is considered that subject to conditions issues relating to noise and light
pollution during and after construction of the development can be controlled
satisfactorily.
Landscaping and Tree Planting

47

Members will recall that greater clarity regarding landscaping was requested by the
City Plans Panel; in particular it was requested that further details regarding the tree
planting were presented at this stage. The Applicant has assessed the level of detail
submitted within the Hybrid application in terms of tree planting and their maturity.
The following details have been provided which are significantly more than originally
envisaged:
•
•
•
•
•

Structure planting – 1.2m whip planting – Approx. = 7500 Trees
Standard tree planting – 3m height – Approx. = 1750 Trees
Heavy standard tree planting – 3.5-4m height – 250 Trees
Occasional tree planting around ponds– Approx. = 500 Trees
Street trees – 6m height (20-25cm girth) – Approx. = 40 Trees

48

The proposal will increase and enhance tree planting further afield than the subject
site, further supporting LCC’s woodland creation scheme to plant 5.8 million trees
on Council land in a response to the climate emergency.

49

The proposal will create public access to a significant area of greenspace within the
northern part of the Site that is currently within private ownership. It is proposed to
create a new public park which will include a series of new footpaths linking to
existing public footpaths and those beyond and to Morley itself.

50

The urban greenspace within the Proposed Development would result in an overall
biodiversity net gain of 12.5% by the introduction of new and enhanced habitats to
11 hectares. The proposed improvements include native tree planting, hedgerows
and grasslands and meadows.

51

The Applicant has also made a further commitment to design, implement and
operate the new publicly accessible park as part of the proposed development up to
the value of of £50,000.00. This will include new benches, picnic tables, information
boards and way signage. The exact design and requirements will be determined
through engagement with the local community and secured through the Section 106
Agreement.

52

The Applicant have previously delivered a 150 acre nature reserve as part of the
Capitol Park Goole site situated off Junction 36 of the M62. The Applicant proposed
to set up and manage the Site going forward in a similar way.

53

The landscaping and tree planting will protect the area of Green Belt to the north of
the site in perpetuity, together with the improved biodiversity benefits.

54

Connectivity with Morley Town Centre
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55

The accessibility of the site has been assessed through a comprehensive Transport
Assessment that was submitted as part of this application submission. The Site was
considered by the Planning Inspectorate in the adoption of the SAP.

56

The Site is well connected to both local and strategic highway networks and various
public rights of way that allow for north/ south and east/west directions of travel. The
Site has multiple points of entry, which will facilitate and encourage the arrival of staff
by active modes of transport. That said, the proposal will contribute significantly to
the improvements of the south bound bus lane on Dewsbury Road, which is required
as there are frequent bus services on this route.

57

The Site is just outside of the 1km walking catchment area from Morley Town Centre,
but the existing footpaths are not of a standard that would encourage both
pedestrian/ cyclists to use them. The proposal incorporates significant
improvements to the local PROW networks including re-surfacing and widening
routes and ensuring that where the north/ south route through the site is close to the
main vehicular access, the route is segregated and lined with landscaping to
enhance the user experience.

58

The routes that are being enhanced link with the wider areas, including the
neighbouring residential areas, but they also include areas which will facilitate local
recreational use by local residents. The incorporation of new public rights of way will
provide health benefits to the wider community (enhanced dog walking/running and
general access routes), as well as providing various routes for employees of the site
to use to access local facilities during breaks in their days. The Morley Town Fund
is assessing and reviewing how improvement works within the wider Morley Area
could link and benefit from the proposed connectivity points within a potential local
employment site.

59

The Applicant has sought to improve accesses across the Site with regards to
pedestrian and cycle routes. The proposal has sought to contribute to significant offsite improvements for cycle and pedestrian routes, where it has been reasonable to
do so. The site will contribute nearly £4 million to M62 junction 28 improvements and
these include new pedestrian and cycle lane works that will link the employment site
to areas to the South such as Tingley, and provide routes for cyclists and pedestrians
to safely traverse the motorway junction.

60

The significant enhancements proposed connect well to the wider areas and the
proposed management of the site, will include the provisions of maintained open
spaces that have consistent signage to ensure that all routes proposed are legible
and can be easily be navigated. The proposal has incorporated all historic routes
and will update these routes to provide the foundation for further future connectivity
projects proposed through projects funded by Morley Town Fund.
Local Employment Strategy

61

The Applicant has provided further information regarding the Local Employment
strategy that is proposed for the site. The additional information demonstrates a
commitment by the Applicant to deliver local employment opportunities at preconstruction, construction and operational phases.
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62

The additional information has outlined two further financial commitments; one is to
The Ahead Partnership (sponsor of the Growing Talent Morley) of £45,000.00 and
one of £50,000.00 to the Apprenticeship Fund.
Congestion Associated with Junction A653 and A650

63

The Applicant has worked collaboratively with National Highways, as well as Leeds
and Kirklees Highways Officers to seek an agreed combined mitigation scheme for
junction 28 of the M62 the scheme amounts to circa £8-9 million pounds of which,
this scheme will contribute £4 million pounds.

64

The Applicant has undertaken extensive assessments of the wider areas (both
Leeds and Kirklees Local Authority areas to ascertain the impact of the proposal at
15 junctions. The assessment scenarios in the submitted Transport Assessment
include baseline, base plus committed developments and base plus committed
development plus development scenarios. The extensive package of off site works
and contributions are considered to mitigate the impact of this development and
enable the proposal to comply with Core Strategy Policy T1, T2 and EN8, together
with the principles of the NPPF. All mitigation measures will be secured through the
Section 106 Legal Agreement.
Summary

65

The Applicant has sought to give Members clarity regarding all issues raised in the
City Plans Panel of 25th November 2021. The additional information demonstrates
that the proposed use of the SAP site and the area north of the site for drainage and
further strategic landscaping is acceptable and will lead to the efficient use of an
allocated site in line with the NPPF. The use of Green Belt Land to facilitate the
developments landscaping and drainage is appropriate and not harmful to the
openness of the Green Belt or the purposes of its designation as such.

66

The additional information has graphically shown that the site lends itself to
numerous development options, and that the Applicant is not wed to one layout of
the built areas to be determined at a later stage through the Reserved Matters
process. Furthermore, the contributions towards highways improvements, local
employment initiatives, landscaping and access improvements (public rights of way
and the provision of a new recreational area) will amount to a total of £5,186,207.00
and are significant in terms of delivering a scheme that will bring a wide range of
economic, social and environmental benefits.
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Appendix 2

Originator:
Tel:

Mark Jackson
0113 378 8136

`
Report of the Chief Planning Officer
City Plans Panel
Date: 25 November 2021
Application Reference 20/08521/OT - Hybrid Planning application including detailed
application comprising the demolition of existing buildings and structures; earthworks
to form development platforms, drainage features, embankments and bunds; strategic
landscaping, alteration of existing access road, including works to existing Topcliffe
Lane and junction with A653 and construction of new access road, to serve employment
development. The outline application comprises the construction of employment
floorspace (Use Classes B2 and B8 with ancillary office) and associated servicing and
infrastructure including car parking, vehicle, pedestrian and cycle circulation,
landscaping and ecology works, noise mitigation, drainage features and all associated
infrastructure at Land At Capitol Park, Topcliffe Lane, Morley, Leeds.
Applicant: Sterling Capitol PLC
Electoral Wards Affected:

Specific Implications For:

Morley South

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted
(referred to in report)

Narrowing the Gap

RECOMMENDATION: DEFER AND DELEGATE to the Chief Planning Officer for
approval subject to the specified conditions identified below (and any others which
he might consider appropriate); the completion of a S106 Agreement; and
consultation with the Secretary of State.

20

The Section 106 Agreement shall include:
•
•
•
•
•
•
•
•
•

Provision of a Site Wide Management Company;
Provision of Biodiversity Improvements and a Management Plan
Provision of Open Space Management Plan
Deed of Variation to Historic S106 Floorspace Restrictions
Provision of a Travel Plan, including relevant monitoring fee; and
Local Employment Initiatives
Off site Highway Works A653 Dewsbury Road Southbound bus gate
contribution £700,000
Junction improvements contribution £328,890
Contribution for shared footway and cycle path improvements £146,750

In the circumstances where the Section 106 has not been completed within 3
months of the Panel resolution to grant planning permission, the final determination
of the application shall be delegated to the Chief Planning Officer.
Summary of Draft Conditions
29. Time limit on full permission
30. Time limit in Reserved Matters
31. Details of Reserved Matters
32. Phasing Plan
33. Development in line with approved plans
34. Height Parameters
35. Development Character Area Parameters
36. Ground Investigation Report
37. Ground Investigation Remediation Report
38. Ground Investigation Verification Report
39. Archaeological Written Scheme of Investigation
40. Details of Drainage – including drainage during construction
41. Approved vehicular access
42. Off- site highways works (through s278 Agreement – Phase 1 of Improvements
to Junction 28 of M62
43. Details of cycle parking facilities prior to completion of building
44. Provision of electric vehicle charging facilities
45. Details of Car Parking and Servicing Management Plan
46. Details and Provision of Vehicle Spaces to be Laid Out
47. Details of lighting scheme across site
48. Details of the biodiversity management plan
49. Details of Construction Environmental Management Plan
50. Details of landscaping scheme
51. Details of retention of landscaping
52. Details of tree protection measures
53. Details of a landscape management plan
54. Demolition of buildings across site
55. Removal of permitted development rights for changes of use of land falling within
Use Class E -ancillary office space to remain ancillary
56. Details of materials
57. Renewable energy provision
58. Construction Management Plan, including for adjacent M62
59. Construction hours
60. Details of temporary acoustic screening during construction works
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Introduction:
67

The application is brought before the Elected Members of the City Plans Panel, owing
to the scale and nature of the employment development, which is strategically
important to the social and economic growth of Morley, and the wider city of Leeds.
The proposal relates to a key General Employment Allocation, 38.44 hectares in size.
The employment site is recognised within the Local Planning Authority’s Development
Plan, and identified as a suitable general employment site within the Site Allocation
Plan (SAP) 2019 (allocation references EG2-19 and EG1-60).

68

The scheme that is to be determined is a hybrid application including both matters
that are to be considered in outline and matters of detail that are to be considered as
a full planning application.

69

The matters of detail relate to:
•
•
•
•
•
•
•

Demolition of existing buildings and structures;
Earthworks to form development platforms;
Drainage features;
Embankments and bunds;
Strategic landscaping;
Alteration of existing access road, including works to existing Topcliffe Lane
and junction with A653; and,
Construction of new access road to serve the employment development

70

The matters for consideration at Outline are:
• Construction of employment floorspace (for up to 102,890 sqm of B2 and B8
Uses with ancillary office);
• Associated servicing and infrastructure including car parking, vehicle,
pedestrian and cycle circulation, landscaping and ecology works, noise
mitigation, drainage features and all associated infrastructure

71

The site offers an opportunity to provide large scale units, close to a highways network
capable of accommodating logistic and distribution centres, which are required to
reflect economic and social changes of recent years. The scheme will deliver
102,890sqm of employment space, which will meet the needs of business occupiers,
which has been recognised and evidenced in the Knight Frank Employment Market
Report and the Council’s Employment Land Review.

72

The scale and nature of the proposed scheme will ensure that the proposal will deliver
significant economic and social benefits to the local area, as well as to the wider city.
At this stage the end users of the development are unknown, however, whilst it is hard
to confirm the job types that will be created the units are likely to have end users in
the logistics sector. This sector has higher average salaries than across all other
sectors. Not only does the end operations present significant employment creation,
but a scheme of this size also creates jobs throughout the construction phase. Such
benefits, as it will be discussed below, will be focused primarily on the local area.

73

The development does not fall within Schedule 1 of the Town and Country
(Environmental Impact Assessment) Regulations 2017, where an Environmental
Statement is mandatory. However, the scale and nature of the development does fall
within Schedule 2, of the regulations and therefore the development has been
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considered to be EIA Development for which, an Environmental Statement (ES) has
been prepared and submitted. The proposal is accompanied by an extensive package
of supporting statements, drawings, illustrations and site analysis and this information
are further supported by the ES. The package of information, and in particular the ES,
thoroughly assesses the environmental effects of the proposal and their significance
and mitigation measures.
74

The recommendation is based on the individual merits of this proposed scheme and
as it will be demonstrated further in the following report, the proposal can meet the
requirements of the SAP allocation, and where the development falls outside of the
SAP allocation and within allocated Green Belt, it is considered to be appropriate
development as identified in the National Planning Policy Framework.
Proposal:

75

This proposal relates to an irregular parcel of land that forms a further phase of the
existing Capitol Park development. The site proposed for the development of
Employment uses is a General Employment Allocation within the adopted SAP,
although some of the area of land to the north of the SAP allocation, included in this
proposal, is designated as Green Belt.

76

The scale and nature of the proposal has determined the strategy for submitting this
application as a hybrid submission. The proposed use of the site for General B2 and
B8 employment uses is submitted as an outline application with all matters reserved
except access and strategic landscaping. A series of parameter plans provide a
framework in which the site is to be developed and these parameters have enabled
an indicative masterplan to be produced.

77

Although the Masterplan is indicative, the parameters determine either maximum
parameters or the extent of development within an area or zone. The parameters will
dictate the development that will form any subsequent Reserved Matters (RM)
applications.

78

The parameters for development are broken down into the three development parcels
of land, and these are further incorporated into three Character Areas that address
the site in its entirety, including landscaped and attenuation areas. The series of plans
that have been submitted show:
• Plot sizes – total development floor space, area of built development,
distribution of uses, finished ground levels, building heights, and noise
attenuation zone;
• Green Infrastructure Parameters – areas of landscape planting and wetland;
• Movement Parameters – Main Access Corridor and Public Rights of Way
(PROW); and
• Drainage Parameters – drainage pond zone and zone for the outlet

79

The site topography varies significantly across the site and earthwork operations are
necessary to create development platforms, internal accesses to plots, embankments
and attenuation pond areas. The proposal also seeks to extensively landscape the
site and surrounding zones to provide visual buffers and ecological benefits.
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80

The Development will be targeted as an ‘excellent’ accredited rating under the
BREEAM standard which will be designed to maximise energy efficiency and
incorporate energy generation on site.

81

The site links with the existing Capitol Park estate and access to this development is
from A653 Dewsbury Road, via Topcliffe Lane. Amendments and realignment of the
existing roundabout at Topcliffe Lane are required.

82

The parameter plan indicates a main access corridor through the site primarily along
a north/ south axis. The existing PROW no. 70 that spans across the northern edge
of the proposed built up site is to be retained and enhanced; this will link with the main
access through the site. Car parking and servicing areas are identified across the site
for each proposed unit that is outlined on the indicative Masterplan.

83

The indicative Masterplan provides an overview of how the parameter plans will
influence the development. Although subject to detailed Reserved Matters, the
proposal is to accommodate five units that range in size. The five units will equate to
the following footprints:
Unit No.

GIA

1
2
3
4
5
Total

3,901.9 sqm
31,703.2 sqm
4,877.4 sqm
14,632.2 sqm
49,238.7 sqm
102,890.2 sqm

Parking
Spaces
59
396
52
183
625
1315

84

The units proposed are subject to various parameters plans and are separated into
three development parcels that are further outlined into three character areas. The
three character areas not only include the built employment units, but the remaining
supporting infrastructure including drainage and landscape zones.

85

The parameter plan identifies the parcels of buildings and the heights of the
development plateaus, together with the maximum overall ridge heights that each
building will have to accord with at the Reserved Matters stage. The parameter plan
allows the development to be understood in terms of its relationship with the
topography of the site and wider area, and these can be read together with the cross
sections that have been submitted.

86

The site is to be cleared of all existing buildings across the site, including Topcliffe
Farm. The earth works proposed to develop necessary development platforms,
associated accesses, embankments and attenuation areas, will consist of ‘cut and fill’
across the site. In general the earthworks require ‘cut of the central and western parts
of the site, and a ‘fill’ of the eastern part of the site (ie development parcel 2).

87

It is proposed through this Hybrid Planning application that strategic landscaping of
the site is a matter for consideration in the determination of this application rather than
at the Reserved Matters stage. The Landscape Parameter Plan and Landscape
Strategy indicate landscape buffers particularly to the northern, eastern and western
extents of the development platforms. The strategic landscaping approach is included
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at this stage as it is proposed to implement the landscaping most pertinent to forming
the visual buffers around the site as quickly as possible, and as planted as early in
the construction process as possible.
88

The landscaping will include a variety of planting to function in different ways. The key
elements of the strategy include:
•
•
•
•
•
•

Native Street tree planting to a minimum of 20-25cm girth
Standard Tree planting within native structure planting, to create taller screen
against development parcel 2 and 3.
Species rich meadow, enhances ecological value of pasture to the north of the
Site, between Proposed Development and Morley. This will create additional
amenity.
Marginal and aquatic planting around the attenuation areas (ponds), to
enhance ecological value and create new habitat.
New hedgerow to southern side of PROW no. 70 (east –west) to create
separation between route and Proposed Development. Structure planting to
the northern side of the route to provide screening from Morley.
Re-surfacing of existing Public Right of Way Morley 70 (east –west) from earth
track to self-binding gravel with timber post and rail fencing in keeping with
agricultural character of surrounding area.

89

The Applicant seeks to develop the site and retain ownership. The nature and scale
of the proposed units are reflective of those required in the logistics sectors and it is
proposed that the units will operate 24 hours a day, 365 days a year. The ownership
of the site will, however, provide consistency in terms of long term management and,
a Management Company will be established in order to provide the responsibility for
the day -to -day running.

90

The scheme proposed is to be delivered over a four year period, although this is
dependant on Market buoyancy. However, timescales have been assumed for the
purposes of the ES and it is considered that following the Reserved Matters
permissions and discharge of conditions, work will start on site in 2022, with a
proposed completion by Mid 2025.
Site and Surroundings:

91

The application relates to a parcel of land that is located to the east of the Town of
Morley and south of the main urban area of Leeds. Approximately 7km from the city
centre, the site is off Junction 28 of the M62 Motorway and approximately 1 km from
Morley Town Centre. The site also links with the M1, which is situated approximately
5 km to the east of Junction 28 of the M62.

92

The site is set north of the M62, which runs along an east/ west axis and links the
major ports of Liverpool and Hull, via the large cities of Manchester and Leeds. The
site is also served by the M621 Motorway, which is a local strategic motorway
providing direct access through to central Leeds and is sited approximately 3.5 km to
the west of the site. The A6110 ring road and the M621 motorway are also accessible
from the A653 Dewsbury Road.

93

The site is accessed primarily from the A653 Dewsbury Road, although a further
access via Topcliffe Lane to the southeast of the site is used. The access to the site
passes through the existing Capitol Park East and West developments. These sites
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abut the proposed site to the south and east and are occupied by various large
employment units that range in architectural style and end uses. Some of the buildings
are used for light industrial purposes, whilst others are office space. Occupants of
these sites include offices associated with the NHS, Carlsberg/ Tetley, Barratt Homes,
large scale used car dealership (Available Cars), Hotel Village and DePuy UK. The
existing Capitol Park developments are situated on land that is relatively flat with
undulations across the site, but mostly inconspicuous from the surrounding residential
estates to the west and north.
94

The site is currently occupied by Topcliffe Farm, associated buildings and surrounding
arable land. The site comprises of mostly previously undeveloped land. The land has
been classified as being a mix of Grade 2, 3a and 3b land. Although the site is
agricultural in nature, there are small clusters of trees within the northern area of the
Site, a large buffer of trees along the eastern boundary of the site associated with the
existing Capitol Park development, and various hedgerows which demarcate field
boundaries and the PROW which number: Morley 65 and Morley 70.

95

The land varies in terms of its topography and the portion of the land closest to the
existing developments of the Capitol Park East and West, is atop of a plateau set at
approximately 135- 138 AOD, before falling away to towards the north and north
western boundaries. Along these boundaries the site meets Topcliffe Brook at a low
point of 104 AOD at the north eastern extent of the site and 119 AOD at the north
western extent. Beyond Topcliffe Grange Farm, to the north eastern boundaries the
land falls away to a low point of approximately 75 AOD.

96

The site is bound by residential estates that are situated along the northern
boundaries, beyond Topcliffe Beck. These houses range in terms of architectural
styles, sizes and age. Predominantly built in brick and tile, the properties strongly
characterise the outer edges of Morley Town.
History of Negotiations

97

A pre-application enquiry was submitted in 2018 referenced (PREAPP/18/). The
enquiry sought to engage with the Local Planning Authority and the Local Highways
Authority to ascertain what the pertinent policies issues are in relation to a scheme of
this scale and nature. Owing to the scale and siting of the proposed scheme, various
complex highways issues needed to be understood from the outset of preparing a
detailed planning submission. The discussions sought to understand what strategic
approach was to be taken with regards to mitigating the impact of the proposal upon
the local and national highway infrastructure. The pre-application discussions sought
to understand the wider cumulative impacts upon the highways network and the
expectations of Leeds City Council’s highways authority, Kirklees Highways Authority
and those of Highways England (now National Highways).

98

The discussions also outlined a range of technical matters to be investigated further
prior to the submission of a planning application. The range of matters discussed
included:
•
•
•
•

Outlining general policy issues;
Climate change impact and mitigation;
Amenity issues (noise, air quality and general residential amenity);
Design and layout;
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•

Landscaping and ecology

Relevant Planning History:
99

The site has been the subject of various planning application over the past 39 years.
The following planning history is considered to be most pertinent to the determination
of this application.
•

H23/9/82/ - Outline application to erect industrial development, to vacant site. (Site
area 49.27ha) - Withdrawn November 1982

•

23/165/96/OT - Outline application to layout access and erect warehouses light
industrial units and offices -Approved May 1997

•

23/256/98/FU - Variation of condition no 33 of application no 23/165/96/OT (access
works) -Approved 1998

•

23/30/99/FU - Variation of condition no 31 of application no 23/165/96/OT (limit to size
of floor space) -Approved April 1999

•

23/222/01/FU - Part two storey and part single storey pet care centre with veterinary
surgery cattery and kennels Topcliffe Lane, Morley - Approved January 2003 – Part
of neighbouring site

•

08/01132/OT - Outline application to erect office development with access and
landscaping Capitol Park East Phase 4, Land Adjacent To Topcliffe Lane, Morley,
Leeds WF3 - Approved October 2012

•

08/01133/FU - Full application for 3 storey office unit Capitol Park East Phase 4, Land
Adjacent To Topcliffe Lane, Morley, Leeds WF3 - Approved October 2012
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An application referenced 23/222/01/FU relates to a neighbouring site, but it is pertinent to
the determination of this application as it relates to a parcel of land that is within the blue
edged boundary of this submitted site plan. Reference is made here, due to the restrictive
covenants that are within a S106 legal agreement of the application 23/222/01/FU, which also
affects the land that is the subject of this application.

101

It is also noted that the ES has assessed a range of major developments within the wider
area (also within neighbouring Local Authority’s) that are pertinent to the assessment of the
cumulative impacts of this Development in respect of the impact of development upon the
highway networks.
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Consultations:
Statutory

103

National Highways (formerly Highways England) – Work has been carried out to agree
the traffic impact of this development on both the strategic and local road networks
and to identify a suitable highway mitigate scheme to offset the impact of this
development. This has also considered the cumulative impacts of other developments
such as Haigh Moor Road and a large mixed-use cross boundary development in
Kirklees known as Chidswell.
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National Highways have issued a temporary non-determination recommendation
(NHPR21 – National Highways Planning Response) which is effective until 28

27

January 2022 and will remain in place until such time as the scheme has been agreed
and the necessary Rod Safety Audit and safety checks have been undertaken and
signed off and the phasing elements of the scheme have been agreed by all parties.
105

National Highways and LCC have outstanding matters to resolve in relation to the
Framework Travel Plan, but these are likely to be resolved over the next week or so.
Subject to parties agreeing on the principle of the phasing we would be seeking to
condition the Capitol Park elements of the scheme to be delivered and be fully
operational to traffic prior to first use or occupation of the site. In addition, due to the
sites close proximity to the Strategic Highways Network (SRN) National Highways will
be seeking a construction traffic management plan that shall include but is not limited
to: no HGV/delivery movements to and from site via the SRN during peak hours
unless these are abnormal load movements or continuous concrete pours both of
which, shall be subject to 6 weeks prior approval; and adequate wheel washing and
road cleaning facilities are provided on site to ensure mud/debris is not carried wider
than the site.
Non-Statutory

106

Local Highways Authority – Following the receipt of further information and revisions,
no objections are raised. In particular, the proposed access arrangements are
acceptable, as it the impact on the local and strategic highway network (in consultation
with National Highways), and the level of car parking proposed. The proposal also
makes provision for and improvement for pedestrians and cyclists. The proposal is
considered to be acceptable, subject to the imposition of conditions and the
completing of a s106 Agreement to secure a number of off-site highway mitigation
and improvements works. See appraisal for more detailed commentary and analysis.
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Public Rights of Way – A public footpath diversion order (in relation to public footpath
no. 65 Morley) and a public footpath creation order will be required. The proposal
creates two new footpaths around the retention ponds and the proposal does improve
connectivity across the wider area. No objections to the general principle of the
development, but consideration would need to be given to long term maintenance of
all proposed footpaths.
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Environmental Studies Transport Strategy – No objection in terms of transportation
noise.
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Influencing Travel Behaviour – Further information sought regarding highways
mitigation and improvements. A Travel Plan and Section 106 Agreement, together
with conditions, are required
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Cycle Officer – The developer should improve walking and cycling links to the site,
inclusion along Dewsbury Road and Morley town centre. Paths within the proposed
development should be over 3.5m wide to allow cycling and signage should be
provided. Cycling parking provision should provide facilities for employees and visitors
with shower and changing facilities.

111

Nature Team – Further information including a Metric Calculations should be provided
to satisfy original concerns. (A full biodiversity assessment has been provided).
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Landscape Team – Further clarification is required with regard to the lagoons. The
public right of way is also an important issue. Detailed tree surveys will be required.

113

Conservation Team – The assessment in the Cultural Heritage and Archaeology
report notes that there would be no direct impacts and no indirect impacts that would
cause harm to the significance of any designated heritage asset, and this Is
considered to be accurate. Topcliffe Farm should be considered to be a nondesignated heritage asset and such in accordance with paragraph 203 of the NPPF,
the effect of the application on the significance of a non-designated heritage asset
should be taken into account in determining the application.
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Land Contamination – Technical advice has been provided with regarded to the
submitted Phase 1 Desk Study report and Phase 2 Ground Investigation Report. No
objections in principle, subject to the imposition of conditions.
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Flood Risk Management (Lead Local Flood Authority) – The site is located within
Flood Zone 1 and there have been no records of any recent flooding within the site or
adjacent areas. There are also no other known flood risks which require mitigation
and would impact upon the development. The submitted drainage strategy and Flood
Risk Assessment is acceptable and will form the basis for future Reserved Matters
submissions. Further technical information is required with regard to the earthworks
and site platforms as well as details of the temporary drainage measures.
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Environment Agency – The Environment Agency have reviewed the information,
including the revised information and note that the site lies within Flood Zone 1 (low
probability zone). The Environment Agency have no objection to the proposal.
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Yorkshire Water – No objections subject to the imposition of a number of conditions.
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West Yorkshire Archaeological Service – An extensive programme of archaeological
evaluation has been carried out to determine the site’s archaeological potential and
significance. A further programme of archaeological excavation has been designed to
mitigate the negative impacts of the proposed development.
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Natural England – No specific comments provided at Natural England are unable to
comment. The lack of detailed advice from Natural England does not imply that there
are no impacts on the natural environment, and it is for the local authority to determine
whether or not the proposal is consistent with national and local environmental
policies. Generic advice is provided in their response.
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Ramblers Association – The Ramblers Association remain unhappy with the
proposals for FP Leeds 65. It is proposed to divert this PF to the footway of the access
road through the site. No mention is made to separate this from the carriageway.
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Environmental Studies – Noise and Vibration – Recommend approval subject to the
considerate location of operational plant and equipment and this would be provided
at the Reserved Matters stage.

122

West Yorkshire Police Architectural Liaison Officer – A number of observations are
made with regard to out of hours access, CCTV, cycle storage and boundary
treatments.
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Public/Local Response:
123

The application was publicised by site notices initially on the 27th January 2021, and
subsequently when amended information was received on the 1st October 2021. The
site notices were posted adjacent to the site and on PROWs close/ through the subject
site. The application was also advertised in the Yorkshire Evening Post on 27th
January 2021, and then more recently on 30th September 2021. To date, 393
representations have been received, together with 5 letters of support. The objection
representations can be summarised as raising the following material planning
concerns:
Policy – Need
• The removal of greenspace undermines the communities options for healthier
lifestyles due to the loss of a location that supports local leisure;
• The site is not needed as there are many empty industrial units across Morley
on Capitol Park, at Howley Park and Industrial Estates at Gildersome and
adjacent to junction 27 near Drighlington;
• The re-use of existing employment sites should be promoted;
• Topcliffe Farm is a working farm and should be saved;
• The site was designated a ‘brown field’ site due to the historic gasworks that
were situation on it;
• The proposal will not provide high quality jobs for the area;
• The farm is a working farm which provides local employment and local
produce;
• The number of empty local commercial premises suggest that there is not a
demand for this employment space;
• Other large scale developments within the wider Wakefield and Kirklees
areas exist;
• The site, if forced to be developed, should be a park and ride;
• The use of the site cuts Morley Town off further from open space;
• One of the last Green Belt areas in Morley;
• This proposal does not meet the objectives of the Council’s Best Council Plan
Climate Change and Climate Emergency Declaration
• The greenfield sites plays a positive role in supporting Leeds City Council
Climate Change Emergency Declaration. The industrial development will
undermine the commitment made;
• The proposal will lead to complete climate degradation;
• The proposal is a complete contravention of the Climate Change Emergency
Declaration;
• Additional vehicles will create carbon emissions and air pollution, which is the
opposite direction to the carbon neutral direction Leeds City Council is
promoting;
• The World Health Organisation has concluded that there is no safe limit for
pm2.5 particles which can penetrate deep into the human body;
• The present greenfield site plays a positive role in supporting Leeds City
Councils Climate Change Emergency Declaration;
•
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Highways Impact
• The impact on local roads and especially junction 28 of the M62 has not been
fully considered;
• Highways England already have significant concerns about the impact of
other applications – from both around Leeds and Kirklees areas;
• The large Chidswell Housing and Industrial Sites and Haigh Wood housing
schemes will have a cumulative impact on the motorway network;
• The cumulative impact on traffic in the local area due to the wide spread
developments will be overwhelming;
• Significant increase in traffic at peak hours, especially of large haulage
vehicles;
• The proposal will increase traffic and cause chaos and accidents;
• Junction 28 already has a high accident rate and this will give rise to safety
concerns;
• The A653 already floods being problematic to the wider area and already
dangerous;
• The safe movement of traffic should be taken into consideration;
• The traffic on the A653 gets easily congested with any accident on the M62,
congestion and tailbacks extend for miles back and complete gridlock on
many of the roads in and out of Leeds occurs;
• The proposal would dangerously overload the highway network;
• The gridlock and congestion on the roads will increase air and noise pollution;
• Further congestion in Morley will follow as people use it to cut through and
bypass junctions 27 and 28 of the M62;
• Major network upgrades would be required;
• Access is horrendous and the traffic is at a standstill at peak times;
• The local infrastructure is not capable of accepting more developments;
• Highways England’s recommendation is in line with the doubts raised that the
A653 and the M62 can accommodate the extra traffic;
• No proposal exists to increase capacity at the M62 junction;
• Transport assessment was carried out during the Covid crisis;
• The using of a set of traffic lights so close to the roundabout will lead to
obvious delays during rush hour;
• With parking spaces for over 1,300 vehicles the developers are obviously
expecting a great deal of traffic to be generated;
• Traffic currently is lower than it would be in 'normal' times
Amenity
• The scale, location and massing of the proposed buildings will have a
significant negative impact on residential amenity and reduce the quality of
life of local residents;
• Noise impact of operations when the units are occupied will have a significant
negative impact on residential amenity;
• The industrial uses will increase pollution;
• The lighting of this industrial estate will have a significant negative impact on
residential amenity;
• Light pollution is already apparent with the TK Maxx warehouse that operates
within close proximity of the site;
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•
•
•
•
•
•

•
•
•
•
•
•
•

The area is so important to peoples well being and was especially important
during Covid restrictions requiring local travel only;
The existing Capitol Park site is visible because it is not properly shielded and
this emits light pollution, which will be exacerbated;
The service yards are large and abut the public footpaths near the SUDs and
green spaces, these spaces will intensify the noise pollution;
The earthworks proposed between the residential estates and Unit 5 service
yard will not be sufficient to reduce noise;
The lighting is visible from James Latham and Trade Team premises, and are
throughout the night already;
Since the pandemic the amount of people using the footpaths and wider area
has increased significantly. The wildlife and green space is a valuable
resource, which is needed by everyone;
The proposal will have significant pollution including dust, noise and light
pollution during the construction phase;
The warehousing is likely to be used 24/7 and the noise and light pollution
will be relentless;
The recreational space/ rights of way during the construction will not be
accessible:
Unit 5 will have a height of 21 metres and poses a threat to natural light to
local residents on Topcliffe Lane, Grove and Fold;
Loading and unloading without an effective noise barrier will be so disruptive;
Vibration issues caused by commercial uses;
The buildings are tall and on top of a hill and consideration needs to be given
to the vortex effect, such as that at Bridgewater Place;

Design, Heritage and Visual Impact
•
•
•
•

•
•
•
•
•
•
•
•

Some of the units dwarf everything currently on Capitol Park and would be
very visible for miles around;
The proposed development is set on a hill (approx. 50 metres higher than the
surrounding residential areas) and highly visible from all around;
The scale overbears significantly upon the Bird and Glen Estates;
The farm on the hill dominates the skyline from the surrounding residential
estates, so the proposal will be visible from the Council offices and Leeds
Bradford Airport;
The proposal will impact upon the skyline and is not in keeping with the
surrounding area;
No views from residential views have been produced;
Images deliberately omit details to mislead the planning process;
The existing PROW provide good access and routes to Morley Town Centre
which reduces local traffic, this should not change;
The development is on a historical building;
The units will be ugly metal buildings;
The height and scale are of concern;
Issues are raised regarding the archaeology of the site and this needs further
investigation;
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•
•
•

The buildings in and around Topcliffe Farm are Non-Designated Heritage
Assets and require developers to justify their demolition;
A full exploration of Topcliffes history is overdue and this development will
destroy that history;
Security and maintenance of the buildings to prevent graffiti and litter should
be considered;

Drainage
• The proposal will cause more flooding and problems with Topcliffe Beck;
• There is a high risk of flooding as that is what happened before with these
units;
• The plan to strip the soil and build sandstone bases will increase water on
Wide Lane and Magpie Lane;
• The beck will flood and become blocked with rubbish;
• Footpaths will flood with surface water;
• Yorkshire Water share concerns regarding drainage;
• The safety of the ponds needs to be considered;
Landscaping
• The provision of additional trees and balancing ponds will not replace the loss
of an environmentally diverse greenfield site and will also have a negative
impact on local wildlife
• The landscape of trees will not shield the proposed development properly
and residents will fully view the buildings;
• The PROW will be affected during construction;
• The views shown on the amended submission give a false impression of
what an immediate post – development site will look like;
• Landscaping proposed on previous developments on this wider site have
never been completed;
Ecology
• Red kites and many other birds live in this area;
• The area is a haven for all sorts of wildlife, including foxes, hedgehogs, red
kites, thrushes, skylarks, yellowhammers and grey partridge;
• Raptors have been seen flying in the area;
• Bats and other protected species are present within the site and may not
survive;
• The farmland is home to many species of birds and other animals that rely on
the agricultural space;
• Skylarks nest on the fields;
• Protected species are present on the site under the Wildlife and Countryside
Act 1981;
• Stag have also been seen and there have been many sightings of Muntjac
Deer;
General Comments
• Lack of public consultation - There has not been sufficient consultation with
the public and key stakeholders on the proposals;
• Complete madness to even be considered
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•
•
•
•
•
•

•
•
•
•
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Once again you are going against the wishes of many residents who do not
want this development;
Enough is enough;
At least some of the development space should be set aside for community
recreational use to the benefit of all existing residents;
The resubmission of documents does not address the concerns of local
residents and largely ignores numerous objections;
The costs of the development do not outweigh the benefits;
There has effectively been no consultation with local stakeholders and the
consultation carried out has been minimal and residents feel completely
ignored;
If the buildings do not get occupied there may be an increase in crime;
Currently a beautiful and peaceful location;
This is yet another B8 storage and distribution application within Morley
Some structural retaining walls are already collapsing around the wider site;

Five letters of support have also been received in connection with this proposal and
they can be summarised as:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•

The farm has not been fully functioning in over 20 years and surrounded by existing
developments and housing estates;
The proposed additional works to the local highways network are welcomed;
There is a desperate need for employment space and jobs and this will provide 2000
jobs;
This will boost the local and city economy;
This is an ideal location and the improvements clearly show a large amount of green
space for local residents;
Views towards Leeds will not be lost with the green space improvements;
The proposal is made with a commitment for carbon neutrality from the developer;
This is a huge employment market that will secure the employment prospects in the
future;
Storage facilities and other hybrid commercial spaces are very sought after and will
be even more so in the future;
The landscaping will improve land which is more of a hazard as farm land and the
improvements to landscaping will improve the habitats of the animals here;
The land is currently a dog walking facility, but the proposal is a sustainable and
gives a wide range of opportunities to the local community;
Not every young person goes to University and these facilities do provide a
significant range of job opportunities for local people;
The long term advantage outweighs the short term goal for residents to have a dog
walking facility;
The local residents should help influence how the green spaces proposed are to be
created;
Although one supports this planning application, I must stress, better access needs
to be made at the roundabout junction of Wide Lane and Dewsbury Road, I propose
traffic lights instead of a roundabout;
Morley Town Council cry loud about "losing our heritage" but under their control we
have seen the loss and partial loss off much heritage in Morley- The Pavilion, St
Mary's Church, Elmfield School all graded buildings lost;
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•

125

residents in Morley are more than happy to live a modern life by way of receiving
deliveries from amazon etc but they are not willing to accept the facilities which
make this modern life possible

Ward Members: No comments received.
Planning Policies:
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications should be determined in accordance with the development plan unless
material considerations indicate otherwise.

127

It is noted 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 seeks to
support this statement of intent. The Core Strategy and Unitary Development Plan
seek to ensure that all development is sustainable and that wherever possible, a
development minimises its impact upon global warming.
Leeds Development Plan:

128

The Development Plan for Leeds currently comprises of:
•
•
•
•
•
•

The Leeds Core Strategy (as amended 2019)
Saved Unitary Development Plan (UDPR) Policies (2006)
The Natural Resources & Waste Local Plan (NRWLP, Adopted January 2013)
including revised policies Minerals 13 and 14 (Adopted September 2015).
Any Neighbourhood Plan, once made
The Aire Valley Leeds Area Action Plan (adopted 2017)
The Site Allocations Plan (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.
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The application site is allocated in the SAP as site EG2-19 for employment use, it
also includes site EG1-60 identified in the SAP for employment use. The site
contributes towards the employment growth targets outlined in the Core Strategy. A
parcel of land to the northwest of the allocated site is to be re- landscaped to provide
ancillary drainage facilities and additional public footpaths and, this section of land is
designated as Green Belt.
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Core Strategy Policies:
SP1:
SP8:
SP9:
SP10:
SP13:
EC1:

Location of Development
Economic Development Priorities
Provision of Offices, Industry and Warehousing, Employment Land and
Premises
Green Belt
Strategic Green Infrastructure
General Employment Land

EN1:

Climate Change
35

EN2:
EN4:
EN5:
EN8:
T1:
T2:
P10:
P11:
P12:
G1:
G9:
ID2:
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Sustainable Design and Construction
Direct Heating
Flood Risk Management
Electric Vehicle Charging Infrastructure
Transport management
Accessibility Requirements and New Development
Design
Conservation
Landscape
Enhancing and Extending Green Infrastructure
Biodiversity
Planning Obligations and Developer Contributions

Unitary Development Plan Review (2006) saved policies:
Policy N32: Refers to the Green Belt
Policy N33: refers to approval in the Green Belt shall only be given for certain
developments unless very special circumstances.
Policy GP5: refers to development proposals should seek to avoid loss of amenity.
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The Natural Resources & Waste Local Plan
General policy 1 – Sustainable development
Air 1 – Management of Air Quality
Water 1 – Water Efficiency
Water 2 – Protection of Water Quality
Water 6 – Flood Risk Assessments
Water 7 – Surface Water Run-off
Land 1 – Land Contamination
Land 2 – Development and Trees
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Relevant supplementary guidance –
Leeds Street Design Guide - gives advice on design of roads and parking layouts.
Parking SPD
Travel Plans SPD
Greening the Built Edge SPG
Building for Tomorrow Today: Sustainable Design and Construction
Public Transport Improvements and Developer Contributions
National Planning Policy Framework (NPPF)
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The NPPF sets out the Governments planning policies for England and provides a
framework for Local Planning Authorities to follow when preparing their local plans.
The framework must be taken into consideration in the preparation of local plans and
is, therefore, a material planning consideration in determining planning applications.
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The aforementioned Leeds Local Plan documents have been found to be sound
following Local Plan Examination in Public.
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The NPPF promotes sustainable development and in order to achieve this, breaks
down the role of the planning system into three overarching objectives. The NPPF
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seeks to ensure that sustainable development promote economic, social and
environmental objectives.
137

At the heart of the NPPF there is a presumption in favour of sustainable development.
This means for determining planning applications, development which accords with
an up-to date development plan should be approved without delay.
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Further to the core aim of the NPPF, which is the delivery of sustainable development,
is the need to reduce and support the transition to a low carbon future and placing
climate change at the forefront of the planning assessment. Chapter 14 is particularly
relevant in this respect

139

The NPPF seeks to build a strong and competitive economy and states that local
planning policies should help create conditions in which businesses can invest,
expand and adapt. Paragraph 81 further states the need to give weight to supporting
economic growth by taking into account local businesses needs and wider
opportunities for development. It is also outlined within this chapter that local policies
should enable a rapid response to changes in economic circumstances.
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At paragraph 83, the NPPF recognizes that specific locational requirements are
necessary for different employment sectors. It states that provision for storage and
distribution operations at a variety of scales should be catered for in suitably
accessible locations.
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The promotion of sustainable transport is outlined within Chapter 9 of the NPPF. The
thrust of this chapter is to promote sustainable transport and locate significant
development in places that are, or can be made, sustainable through limiting the need
to travel and offering genuine choice of transport modes.
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In considering development proposals in respect of the impact upon the highways
network, the NPPF at paragraph 110 makes it clear that any application must ensure
that safe and suitable access to the site is achieved and any significant impacts from
the development is cost effectively mitigated to an acceptable degree. Paragraph 111
goes on to state that only where there is a severe residual cumulative impact, or an
unacceptable impact upon highway safety, must a proposal be refused consent.
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Part of this hybrid planning consent relates to necessary ancillary works/ landscaping
that are development within designated Green Belt land. Accordingly, therefore
paragraphs 147 to 151 are particularly relevant to ascertain whether the principle of
development is acceptable.
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The proposal involves significant landscaping and earthworks and Chapter 15 is
significant in terms of outlining how the proposal will mitigate its impact upon the
natural environment. Issues relating to biodiversity, ground conditions and pollution
are addressed in this chapter. Most pertinent to this application is the requirement for
biodiversity net gains (paragraph 180 (d)) and the reduction and mitigation against
pollution (paragraph 185).
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Although the hybrid application does not seek consent for the individual buildings, the
proposal has outlined parameter plans and a masterplan that does set out how the
general scale and layout of the scheme in relation to the wider area. Accordingly,
paragraphs relating to design and appearance (at paragraphs 129 – 136).
Furthermore, as there are buildings within the site that are non-designated heritage
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assets, the proposal is required to be assessed in relation to Chapter 16. In particular,
the development is required to be assessed against paragraphs 203 to 206.
MAIN ISSUES
1. Principle of Development and Policy
2. Climate change
3. Economic and Social Benefits
4. Highway and Transport Impacts
5. Design, Layout and Heritage
6. Landscaping and Ecology
7. Amenity
8. Environmental Impact Assessment
9. Representations
10. Summary
Principle of Development and Policy
146

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications must be determined in accordance with the development plan unless
material considerations indicate otherwise. The majority of the site is either an
allocated site or identified site within the SAP for employment use, however, the
application includes a parcel of land to the north which is within the designated Green
Belt.

147

Leeds City Council has made a declaration of a Climate Emergency. The overall aim
and objective of the Local Planning Authority’s Development Plan is to seek to support
this statement of intent by aiding the delivery of sustainable development. The Core
Strategy and Unitary Development Plan seek to ensure that all development is
sustainable and that wherever possible, a development minimises its impact upon
global warming. Although specific policy issues relating to climate change are
discussed further in the subsequent report, the overall principle of development, as it
will be explained further, is considered to be sustainable and acceptable when viewed
in the wider context of the Climate Declaration.

148

The long-term ambition of the Core Strategy, in relation to employment and economic
growth is to maintain and strengthen Leeds’ position as the economic hub of the wider
region. The Employment Land Review (ELR) outlines the Council’s economic and
investment strategies, which in turn is a key consideration when assessing proposals
for the development of employment sites.
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The majority of site has been allocated or identified for employment through the
adoption process of the SAP, which was which involved extensive scrutiny through
various rounds of public consultation and the Local Plan Examination The
Examination in Public (EiP) concluded that the sites brought forward were sustainable
and sequentially preferable to be developed through the life of the Development Plan.
The EiP assessed the SAP against the NPPF and all relevant Government guidance.

The SAP was adopted on the 10th July 2019, a High Court challenged followed, however, the
allocations within the application site were not subject to the challenge and therefore remain
fully adopted and carry full weight.
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The site is allocated within the SAP as EG2-19 (employment allocation) and (EG160) identified employment site. EG1-60 is the small parcel of land proposed to have
Unit 1 on it and this parcel of land is allocated for employment use in the UDP.
84
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Site EG2-19 was found to be sound subject to the following Site Requirements:
•

Local Highways Network - There is a direct impact upon M62 Junction 28
Tingley roundabout from this development. To mitigate this impact a
contribution will be required towards any improvements as agreed with
Highways England, taking into account the cumulative impact of other
allocated sites in the area. There is also a direct impact upon the A6110 and a
contribution will be required towards planned improvement schemes. In
addition, there is also likely to be a cumulative impact upon the A650 / Rein Rd
junction and contributions will be required towards mitigating measures. The
proposed development is also likely to impact on congested parts of the A653
including within the district of Kirklees. The development will be required to
assess impacts taking into account the cumulative impact of other allocated
sites in the area and fund appropriate mitigation measures including road and
junction improvements.

•

Heritage - Some buildings at Topcliffe Farm at end of Topcliffe Lane are NonDesignated Heritage Assets based upon the existing buildings’ age and local
architectural and vernacular character, and their loss through demolition would
require justification.

The SAP allocation, underwent an adoption process, which found the site to be a
sustainable contribution to the employment land supply across the city, subject to
specific site requirements. The site requirements outlined highways improvements
required and the justification of various existing buildings that are non-designated
heritage assets. The following highways impacts, for which mitigation measures are
needed, are:
•
•
•
•

A direct impact upon the M62 for which mitigation measures need to be agreed
with National Highways and the district of Kirklees;
A direct impact upon the A6110;
Cumulative impact upon the A650/ Rein Road;
Impact upon congested parts of the A653, including the district of Kirklees
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The proposed requirements outlined in the SAP are to be discussed further in the
following report, however, it should be noted that at the head of this report proposed
conditions and mitigation measures are outlined, including contributions towards
highways mitigation works, which are proposed to be secured through a Section 106
Agreement. This approach to securing mitigation measures are appropriate and
justified to make the proposal acceptable with regards to the requirements of
allocation EG2 – 19.
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Similar to the above, although issues relating to conservation and heritage are
covered further in the subsequent report, it is of note here that the proposal is
considered able to comply with the site requirement of the allocation EG2-19, in so
far as it can therefore be considered that in line with the SAP allocation the principle
of development is in accordance with the SAP.
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The site is located within Morley, which is a major settlement. The Core Strategy
seeks to concentrate the largest amount of development within such areas. In looking
at development within such locations, however, the settlements size, function and
sustainability need to be considered. The allocated site has been recognised within
its allocation through the SAP as being a sustainable infill site for which its strengths
are the surrounding highway infrastructure and proximity to the Main Urban area of
Morley. The general location of the proposed development therefore fully accords with
Spatial Policy 1.

89

Policy EC1 of the Core Strategy commits Leeds City Council to identifying the quantity
of general employment land required by strategic land policy SP9. The Core Strategy
seeks to encourage growth of a range of employment sectors and seeks to ensure
provision is made for employment uses that fall within the classes B1(a, b and c), B2
General Industrial and B8 Storage and Distribution.
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The site, allocated as EG2- 19 is a 26.8 hectare employment site, which contributes
to the LPA’s minimum requirement for the provision of 493 hectares of general
employment land for the period of 2012 – 2028. The development of the 26.8 hectare
employment site with a mixed use scheme comprising the construction of employment
floorspace for up to 102,890 sqm of B2 and B8 Uses with ancillary office, is considered
to be acceptable in principle, and in the context of the conclusions drawn by the
Planning Inspectorate through the adoption of the SAP and in particular site allocation
EG2 – 19. In additional, the small parcel of land identified for employment under EG160, also contributes to the employment supply and therefore in conjunction with the
allocated site, is acceptable.
Green Belt

91

The proposed scheme relates primarily to the development of the site allocated in the
SAP as EG2 – 19, however to the north of the application site (north of Topcliffe Lane
Public Right of Way No. 70), is an area of land that stretches north towards the fringe
of the existing residential areas. This parcel of land is sited within designated Green
Belt.
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Saved UDPR Policy N32 (alongside those amendments identified in the Site
Allocations Plan) defines the Green Belt boundary within Leeds. Saved UDPR Policy
N33 sets out that unless very special circumstances exist development in the Green
Belt will be resisted; in this respect the policy N33 is wholly consistent with the NPPF.
However, the list of exceptions in N33 is inconsistent with those listed in the NPPF
and therefore the exceptions listed in policy N33 should only be afforded limited
weight as required by the NPPF at Annex 1 paragraph 219.
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The NPPF (2021) attaches great importance to Green Belts noting that the
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open, noting that the essential characteristics of Green Belts are their
openness and permanence.
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The NPPF identifies at paragraph 138 five purposes which Green Belt serves (1) to
check the unrestricted sprawl of large built-up areas; (2) to prevent neighbouring
towns merging into one another; (3) to assist in safeguarding the countryside from
encroachment; (4) to preserve the setting and special character of historic towns; and
(5) to assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.
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At paragraph 147 of the NPPF, it states that inappropriate development is, by
definition, harmful to the Green Belt and should not be approved except in very special
circumstances. Paragraph 148 goes on to state that very special circumstances for
inappropriate development in the Green Belt will not exist unless the potential harm
to the Green Belt and any other harm is ‘clearly outweighed’ by other considerations.
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At paragraph 150 it is stated that a local planning authority should regard other forms
of development, other than the construction of new buildings, as inappropriate in the
Green Belt unless it is one of a number of exceptions. Paragraph 150 states that other
forms of development are not inappropriate development within the Green Belt
provided they preserve its openness and do not conflict with the purposes of including
land within it.
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As outlined within the National Planning Policy Framework (NPPF) the essential
characteristics of Green Belt are its openness and its permanence. There is a
presumption against development within the Green Belt except within certain
circumstances.
Establishing Whether the Proposal is Appropriate Development
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Paragraphs 149 and 150 of the NPPF outlines the circumstances in which
development within the Green Belt might be considered appropriate.
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At paragraph 150 of the NPPF, development of engineering works are considered to
be appropriate. The formation of strategic landscaped areas and drainage facilities
are considered to be appropriate, given that the aspects of the works constituting
development as defined in Section 55 of the Town and Country Planning Act 1990
(drainage facilities) are engineering works as per section b) of paragraph 150 of the
NPPF. The landscaping and drainage works to this part of the site are only considered
appropriate if they preserve the openness of the Green Belt and do not conflict with
the purposes of including land within it.
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It is acknowledged in guidance from the Ministry of Housing, Communities and Local
Government, that assessing the impact of this proposal on the openness of the Green
Belt is subject to judgement based on the circumstances of the case.
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The Government guidance states that:
• openness is capable of having both spatial and visual aspects – in other words,
the visual impact of the proposal may be relevant, as could its volume;
• the duration of the development, and its remediability – taking into account any
provisions to return land to its original state or to an equivalent (or improved) state
of openness; and
• the degree of activity likely to be generated, such as traffic generation.
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The landscaping and drainage works to be carried out in the parcel of land designated
as Green Belt, includes the creation of drainage ponds and additional footpaths,
together with landscaping designed to disrupt skylines and camouflage views of the
commercial buildings. The land is currently agricultural land varying in quality, but
devoid of physical structures and significant mature landscaping. The proposed
changes to the area designated as Green Belt will have a visual impact upon the

41

character of the existing landscape; however, the degree of impact is considered to
be small and the openness of the Green Belt is considered to be preserved.
103

The landscaping, footpaths and drainage ponds within the parcel of land designated
as Green Belt do not alter the openness in terms of its spatial presence. The area of
Green Belt is not eroded in size and in a spatial capacity, the openness is preserved.
Furthermore, although the works will visually alter the space, the increased
landscaping, drainage works and biodiversity improvements to the land will allow the
openness to be preserved, and the visual impact to be kept to a minimal. Therefore,
this part of the proposal will not be inappropriate in the Green Belt as it will preserve
its openness and do not conflict with the purposes of including land within in it, as per
paragraph 150 of the NPPF.
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In summary, the proposed development within the Green Belt designation is not
considered to be inappropriate, and is therefore acceptable in relation to the
requirements of paragraphs 138 and 150 of the NPPF.
Summary of the Principle of Development

105

The principle of developing the proposed site is acceptable and will deliver a 26.8
hectare employment site, which contributes to the LPA’s minimum requirement for the
provision of 493 hectares of general employment land for the period of 2012 – 2028.
As outlined above, the proposal is essential to the delivery of wider regeneration and
growth initiatives for the City as a whole and, the immediate surrounding Morley area.
The proposal will have a range of socio-economic benefits that are covered in more
detail in the subsequent report, which are core to the inclusion of the site within the
adoption of the SAP. The principle of developing the site is essential to underpin the
delivery of the provision of general employment land across the city and in this case,
it is very relevant given that the site is available and deliverable.
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The proposal is considered to comply with all other policies relating to the strategic
green infrastructure, landscaping, design, conservation and transport management.
These issues are covered comprehensively in the subsequent report. However, the
development of the 26.8 hectare employment site with a mixed use scheme
comprising the construction of employment floorspace for up to 102,890 sqm of B2
and B8 Uses with ancillary office, is considered to be acceptable in principle, and in
the context of the conclusions drawn by the Planning Inspectorate through the
adoption of the SAP, and in particular site allocation EG2 – 19 and UDP allocation
(identified site EG1- 60).
Climate Change

107

The Council declared a climate emergency on the 27th March 2019 in response to
the UN’s report on Climate Change.
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The Planning Act 2008, alongside the Climate Change Act 2008, sets out that
climate mitigation and adaptation are central principles of plan-making. The NPPF
makes clear that the planning system should help to shape places in ways that
contribute to radical reductions in greenhouse gas emissions in line with the
objectives of the Climate Change Act 2008.
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As part of the Council’s Best Council Plan 2019/20 to 2020/21, the Council seeks to
promote a less wasteful, low carbon economy. The Council’s Development Plan
includes a number of planning policies which seek to meet this aim, as does the
NPPF. These are material planning considerations in determining planning
applications.
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The applicant has submitted a Technical Paper regarding Climate Change and the
impact of the proposal as part of the ES and in line with the EIA regulations. The
papers have looked at the direct and indirect emissions resultant of the Proposed
Development and measures to ensure that the proposal is adaptable to Climate
Change.
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Local policies EN1 and EN2 consider ways to reduce carbon and energy use. Whilst
EN1 relates to the reduction of carbon and emissions, EN2 seeks to ensure that
development is of a sustainable design and construction.
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The proposal has addressed within a supplementary statement and the ES, the ways
in which the proposal will improve energy efficiency of the proposed buildings. At this
stage, the design of the buildings is subject to a Reserved Matters application and
details of the buildings specifications have not been outlined. However, the strategy
has been proposed for achieving ‘Zero Carbon’ and the proposal is to fully comply
with policies EN1 and EN2 requirements. The proposal is to achieve BREEAM
‘Excellent’ rating and provision of a minimum of 10% of energy demand is to be from
renewable/ low carbon energy systems.
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The applicant has recognised the Council’s position in relation to reducing the
carbon emissions and any proposal will be subject to conditions, ensuring that the
proposal is compliant with Core Strategy policies EN1, EN2 and EN8. Such
conditions are also complemented with the proposal’s provision of extensive new
tree planting and landscaping, and enhancements to the wider green infrastructure.
Furthermore, beyond the proposed commitments in relation to the above policies,
the siting is considered to be a sustainable location for such employment uses and
the Proposed Development seeks to implement a Travel Plan and Employment
Strategy that will attract local employees, and enable a wider sustainable transport
strategy to be implemented. The above commitments will result in measurable
benefits in respect of climate change matters.
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Economic and Social Benefits
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The Proposed Development, through the provision of 104,783sqm of employment
space is expected to generate various socio-economic impacts, both at the
construction and operational stages. As part of the ES, a socio-economic Technical
Paper has been produced and submitted in support of the Proposed Development.
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The NPPF outlines three overarching objectives to facilitate sustainable
development. It states that economic, social and environmental objectives need to
be pursued in a mutually supportive way securing net gains across each of the
different objectives. The NPPF seeks to promote proactive working with applicants
to secure development that improves the economic, social and environmental
conditions of an area.
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The site was brought forward in the SAP to facilitate the economic growth across
the city by contributing towards the employment land supply requirements. The site
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location, close to strong transportation links and existing employment/ labour
markets, favoured the site and played an important role in its allocation through the
SAP adoption process.
118

The Government has committed to ‘levelling up’ the North, and the Northern
Powerhouse forms part of the Government’s industrial strategy to build upon the
existing economy of the north. The Northern Powerhouse is the promotion of
investment in skills, innovation, transport and culture, amongst others. It is predicted
that the logistic sector will grow by 83% between 2013 and 2035, and this sector is
considered to be an enabling capability to support the growth of the Northern
Economy. The delivery of this proposal will help deliver the aspirations and
ambitions of both Government and the Council.
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The Leeds City Region Strategic Economic Plan (May 2016) (SEP) establishes an
aim to deliver 35,700 additional jobs by 2036. Advanced Manufacturing and logistics
are to be one of the City’s assets, alongside financial and professional services.
Furthermore, Leeds Inclusive Growth Strategy 2018 -2023, sets out the aims and
ambitions of the City to grow the economy and ensure that everyone can benefit
from it. A close thread to this, which is strongly supported by this proposal, is the
creation of jobs close to communities.
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The applicant has submitted an employment strategy, which seeks to deliver where
possible, jobs to those residing locally. This commitment will be secured through the
S106 obligations and this mechanism will ensure that the employment gains link to
the SEP and the Inclusive Growth Strategy.
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The SAP and Core Strategy recognizes the overarching strategies outlined above
and plays a key role in delivering development that accords with the wider aims.
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The ES looks at a range of social and economic factors over the short, medium and
long term periods. Such factors include amongst others, employment rates,
deprivation, quality of life, travel to work patterns and social factors, such as
education and health care provision. The ES has assessed, as required by the EIA
regulations, the likely evolution in the absence of the Proposed Development. The
immediate and wider area impact is considered to be no further growth potential of
this scale in the Morley area. No comparable sites in the immediate area also
reduces the potential for the growth of the logistic sector within the immediate
Morley/ south of the city area, and across the City. Accordingly, to not deliver this
allocated site, does have a significant impact upon the local economy, but also the
wider economy, including the ambitions of Government in ‘levelling up’ the north.
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Although the impact of Covid 19 upon employment rates is unknown, the return to
past economic growth rates is expected to be set over the medium/ long term. The
failure to deliver the employment sites across the city will limit the recovery of the
local economy. Furthermore, whilst the logistic sectors were envisaged to growth
significantly prior to the pandemic, the impact of Covid 19 has accelerated the need
for large scale logistic development opportunities. To ensure that the changes that
have occurred to working practices through the pandemic can be sustained, the
delivery of this scheme is considered to be very important.
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The site is situated South of Leeds City centre and within an area identified as a
priority area for regeneration within Spatial Policy 4 of the Core Strategy. The
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Proposed Development is anticipated to bring significant socio-economic benefits,
which can be summarised as:
125

Construction Phase
• Construction of the Proposed Development would support around 175
temporary jobs (person years) per annum over a 4 year build period, in
construction, the supply chain and local services;
• Generating circa £9.35million per annum;
• The construction phase could generate 34 FTE apprenticeships/training
opportunities over the lifetime of the build;
• The effects of the construction phase on local services and facilities are
considered to be negligible;
• The effects on wider socio economic factors are considered to be of minor
benefit/negligible;
• On their own each of the impacts are not considered to be significant in
EIA terms,in combination the effects are considered to be potentially
significant beneficial.
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Operational Phase
• Once developed and occupied the proposed employment floorspace and
facilities would create approximately 1,890 gross direct, indirect and
induced FTE’s, equating to circa 1,276 net full time equivalent jobs
(allowing for leakage and displacement);
• The Proposed Development would lead to a range of wider benefits
including GVA creation amounting to £75.5 million per annum;
• Business rates could amount to £2.2 million per annum;
• The effect of increased access to employment;
• The increase in economic output is anticipated to have wider benefits
relating to improvement in the perception of the area, addressing
deprivation with associated impacts on health and wellbeing
• The impacts on commuting and migration; and
• The effects on local services considered to be neutral/negligible impact.
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Although individually the impacts present small benefits, collectively the proposal is
considered to be significantly beneficial to employment, labour markets and local
economic growth. In terms of the scope of the ES, the potential for adverse impacts
upon local facilities have been assessed and, it is considered that as the proposal
does not result in any additional dwellings, it will not lead to a worsening of the local
services to the extent that the effects are considered to be severe. In conclusion,
and on balance, the Proposed Development would deliver significant economic and
social benefits, that as it will be further discussed in the following report, do not lead
to significant environmental impacts.
Highway and Transport Impact
Means of Access

128

With reference to the Development Plan, Core Strategy Policy T2 requires
development to be in accessible locations and with safe and secure access for
pedestrians, cyclists, and people with impaired mobility, ensuring adequate parking

45

is also provided. Appendix 3 of the Core Strategy also sets out accessibility
standards for development.
129

The proposed access is shown in drawing no. ITM10127 - GA - 007 Rev B Topcliffe
Lane Improvements and includes a reconfigured Topcliffe Lane/ A653 Dewsbury
Road signal-controlled junction. Improvements at the signal-controlled junction
include for widening to provide two lanes turning right on to M62 Junction 28
including narrowing of the existing pedestrian island and relocation of an island from
A653 Dewsbury Road with existing signal heads. Swept path analysis has been
undertaken at the signal-controlled junction and is acceptable.
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The site access arrangements include the delivery of the southbound bus gate/bus
lane on A653 Dewsbury Road. The developer is required to make a contribution to
enable delivery of the bus gate / bus lane works north of the motorway, which will
improve bus frequency in the southbound direction for future occupants of the site
arriving from the north or departures to the south, as the more frequent services
202/203 will now be accessed by future occupants as these services would be able
to call at the bus stop. The contribution of £700, 000 will be secured via a S106
Agreement.
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In addition, alterations are proposed to Topcliffe Lane to serve the proposed
industrial units as indicated in drawing no. 4843-JPG-SW-00-DR-D-1650-S2-P05
Means of Access Plan. The proposals include for a minimum 7.3m wide
carriageway, resurfacing, realignment of the existing estate road including the
internal roundabout and improvement of the shared footway/cycleway running along
Topcliffe Labe from Topcliffe Close up to public footpath 70. The footpath strategy
indicates the shared facility for pedestrians and cyclists at Topcliffe Lane will be
widened to 3m width minimum on the eastern edge of the carriageway and a 2m
wide footway on the other edge.
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A road safety audit of the site access highway works at Topcliffe Lane has been
undertaken and reviewed by the local authority as an overseeing organisation. The
designer’s response to comments made by the local authority resulted in a revised
access arrangement drawing being submitted (ref. ITM10127-GA-007 Rev B), which
was considered acceptable.
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In order to deliver the works within the highway, a S278 Agreement will be required,
which will also cover the need for the applicant to meet the cost of Traffic Regulation
Orders along Topcliffe Lane to prevent on-street parking; stopping up of redundant
highway as result of the realignment; and dedication of land to highway.
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Highway officers are therefore satisfied that the proposed access arrangements are
acceptable
Accessibility
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Regarding accessibility, Core Strategy Policy T2 refers to Accessibility Standards,
which are set out at Appendix 3 of the Adopted Core Strategy. They are based
upon an average walking speed of 3 miles per hour.
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Public footpath Morley 65 runs along Topcliffe Lane in a north-south direction and
continues in a north direction connecting A653 Dewsbury Road to public footpath 60
and 70 and Bantam Grove in Morley. Public footpath 65 Morley commences at
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Dewsbury Road proceeding in a westerly direction along Peter Lane to Rydal
Crescent then recommencing at Wide Lane and proceeding in a southerly direction
via Bantam Grove Lane, Watering Meadow, along the Topcliffe Beck, Topcliffe Lane
up to its junction with A653 Dewsbury Road and to Tingley roundabout. Along the
existing Topcliffe Lane, public footpath 65 Morley is signed as a shared-use
pedestrian and cycle path.
137

Public footpath 70 runs east - west through the site and links A653 Dewsbury Road
to residential areas west of the site. Public footpath 70 Morley runs along Topcliffe
Lane commencing at its junction with Glen Road and proceeding in a north easterly
direction crossing Public footpath 65 Morley and continuing eastward to A653
Dewsbury Road.
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Public footpath 60 intersects public footpath 65 and 70 north linking the footpath at
Peacock Green and subsequently the residential properties north of the site to the
industrial estate road. Additional footpaths are proposed through the proposed
retention ponds in the northern part of the site, these link to other footpaths and
subsequently link to Morley. Dropped kerbs and tactile paving will be required at
junctions.

139

The revised Footpath Strategy drawing no. 0348-RFM-XX-00-DR-L-0004 Rev PL05
indicates proposed improvements to public footpath 60, 65 and 70. Public footpath
65 will be realigned and planting provided to separate the public footpath from the
carriageway, thereby enhancing the route for non-motorised users from Topcliffe
Close in a northwards direction up to where the footpath meets public footpath 70. A
3m wide footway/cycleway will be built to adoptable standards. Similarly, the
section of public footpath 65 that lies between public footpath 70 and the permissive
footpath located north will see additional planting to separate it from the
carriageway.
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Regarding public footpath 70 within the site, this route will be widened and
improved.
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Public footpath 60 will also be upgraded with self-binding gravel surface.
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The footpath strategy also indicates existing permissive footpaths that link the site
west and north and additional footpaths are proposed to the proposed retention
pond margins, which enhances amenity for future occupants and residents in
surrounding areas. Signage providing destinations and distances are proposed
along the public footpaths.
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The Landscape Strategy indicates street trees along the access road to separate
the public footpath from the carriageway. Any indicative landscaping proposals in
the adopted highway will be agreed as part of the S278 Agreement.
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Public footpath 65 Morley links to the continuous footway provision west of A653
Dewsbury Road. The cycleway terminates at the northbound bus layby, while the
footway continues between M62 Junction 28 and A643 Elland Road. The width of
the continuous footway is generally around 1.2m, which is substandard. Kirklees
Council, Leeds City Council and in partnership with West Yorkshire Combined
Authority have developed an improvement scheme to provide segregated cycle
routes along A653 Dewsbury Road to White Rose Centre and on to Tingley. The
developer is to contribute towards the improvement scheme to provide a shared-use
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pedestrian and cycle path of minimum width 3m between Topcliffe Lane and B6123
Wide Lane. The contribution of £146,750 will be secured via S106 Agreement.
Transport Assessment and Mitigation
145

The Infrastructure Delivery Plan Background Paper which is appended to the Site
Allocations Plan (SAP) identifies the following junctions as ‘Congestion Hotspots’:
A643 Elland Road/A6110 Ring Road/Manor Mill Lane
A650 Tingley Common/A6029 Rein Road/B6127 Bridge Street; and
M62 Junction 28/A653 Tingley.
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The SAP requirements under EG2-19 identify that the there is a direct impact upon
M62 Junction 28 Tingley roundabout from development of allocation EG2 - 19.
There is also a direct impact upon the A6110 and in addition, there is also likely to
be a cumulative impact upon the A650 Tingley Common/A6029 Rein Road/B6127
Bridge Street junction. The proposed development is also likely to impact on
congested parts of the A653 including within the district of Kirklees.
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The application includes the submission of a Transport Assessment (TA) to consider
the highway impact of the proposed industrial development comprising 102,890sq m
of B2/B8 use with ancillary offices. Using the TRICS database and trip rates of
consented similar developments the forecast trip generation from the site has been
evaluated. It is estimated that the site would generate up to 355 two-way trips in the
AM peak hour and 330 two-way in the PM peak hour. On departing from the site,
77% of the trips turn right out of Topcliffe Lane on to A653 Dewsbury Road
southbound to M62 Junction 28, whilst 23% turn left on to A653 Dewsbury Road
northbound.
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Traffic surveys were undertaken at 15 junctions within the study area, which were
the basis of the baseline traffic flows on the highway network and assuming traffic
growth the future year forecast traffic flows were determined. Committed
developments within Leeds and Kirklees district have been agreed and the
development traffic flows from the corresponding TA submitted for the development
were obtained and included in the junction assessment for this proposed
development.
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Junction assessment has been undertaken at junctions on the local road network
within the study area to determine the impact of the proposed development at the
key junctions within the study area. The assessment scenarios in the TA include the
baseline, base plus committed development and the base plus committed
development plus the proposed development scenarios. In addition, the assessment
includes future year 2033 plus committed development; the 2033 forecast year plus
committed development plus the proposed development; and the 2033 forecast year
plus committed development plus cumulative sites within the Leeds and Kirklees
District local plan and the proposed development.
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Junction output for priority-controlled junction assessment is given in queues and
the ratio of flow to capacity (RFC). A RFC of 0.85 or lower is regarded as operating
within practical capacity, a RFC of between 0.85 and 1.0 is regarded as operating
above practical capacity but below absolute capacity (where the junction or arm of
junction will struggle), and a RFC above 1.0 is above absolute capacity where
significant delay and queues can be expected. To assess a network of traffic
signals TRANSYT output is given in Mean Max Queue and the degree of saturation
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(DoS). A DoS of 90% or lower is regarded as operating within practical capacity, a
DoS of between 90% and 100% is regarded as operating above practical capacity
but below absolute capacity (where the junction or arm of junction will struggle), and
a DoS above 100% is above absolute capacity where significant delay and queues
can be expected. Similarly, LINSIG output model results indicate the DOS for the
junction arms and the values should be no more than 90%; and the practical reserve
capacity (PRC) is a measure of the junction performance, which indicates the spare
capacity in the junction and a value of 5% or more would be desirable, a negative
value shows that the junction is over capacity.
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The improved Topcliffe Lane/A653 Dewsbury Road junction in the ‘without
development, no mitigation’ scenario is anticipated to be well within the capacity
during the AM peak and significantly over the absolute capacity in the PM peak, with
extensive queuing. In the ‘with development, with mitigation’ scenario the arm is
expected to well within capacity during both the AM and PM peak periods. As such
the mitigation is anticipated to deliver improved operation of the proposed site access
and is therefore considered robust.
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The TA provides the percentage impact of the development at various junctions
within the study area and provides the estimated number of development trips at the
junction. The Core Strategy refers to the expectation that funding due to cumulative
impacts will be sought towards mitigation schemes. Where a development yields 10
or more peak hour trips through a congested junction as identified in the SAP
infrastructure background paper (and does not warrant funding direct mitigation in
its own right) then a proportion of the cost of appropriate mitigation will be sought.
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In light of the above, contributions have been sought for the following junctions
towards the delivery of the proposed improvements at the congestion hotspots below:
•
•

A6110 Ring Road/A643 Elland Road/Manor Mill Lane - £224,140
A650 Tingley Common/Rein Road/Shire Road/Bridge Street - £54,750
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The contributions will be secured via S106 Agreement.
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In addition, following review of the modelling outputs that indicated increases in
queues and delay at the A650/Rein Road/Bridge Street junction, the A650 junctions
with Common Lane and with A654 Thorpe Lane/Smithy Lane as a result of the
proposed development. A contribution towards upgrades at the signal controlled
junctions, including implementation of MOVA control and bus priority as an effective
way of offsetting the increased queues and delay to public transport; which would
reduce the time the junctions see peak traffic levels thereby providing benefit to all
users. A contribution of £50,000 will be secured by S106 Agreement.
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Beyond the site access, the key constraint on the highway network is the M62
Junction 28 on the Strategic Road Network. The developer’s highway consultant
together with the Chidswell developer’s highway consultant have undertaken
junction assessment at the junction. The Chidswell site is allocated for mixed-use
development comprising residential, employment and ancillary land uses, and a new
primary school, in the Kirklees Council (KC) adopted Local Plan (2019) (KC Local
Plan site ID: MXS7). As both the proposed development and the Chidswell site
would have an impact M62 Junction 28, the Highway Authorities together with
National Highways required the developers to work collaboratively when considering
the combined potential impacts of the respective developments and subsequently
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propose a combined mitigation scheme which is anticipated to mitigate the impacts
of the proposed developments.
157

For the TRANSYT assessment of cumulative impact at M62 Junction 28 the traffic
flows collected in 2019 have been considered to 2033, the end of the Leeds local
plan period. The future year base scenario has been obtained 2033 + Committed
developments. This has been compared with the 2033 + Committed Developments
+ Proposed Developments + Proposed mitigation scheme to demonstrate that nil
detriment can be achieved or close to nil detriment. In addition, the proposed
mitigation was tested with the 2019 base + Committed developments + Proposed
developments to investigate if nil detriment or close to it can be achieved.
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Drawing no. A13398-T-146-D indicates the proposed mitigation scheme at M62
Junction 28 including: • Improved Topcliffe Lane/A653 Dewsbury Lane
• LCC Mirfield-Dewsbury-Leeds northbound bus gate
• New crossings and pedestrian routes to central island
• Removal of pedestrian routes from the peripheral of the roundabout
• Lane reconfiguration to M62 Eastbound off slip to provide safer access to A653
Dewsbury Road (N)
• Additional lane capacity to the northern circulatory area
• Additional lane capacity to M62 Eastbound on-slip exit
• Additional lane capacity to south-eastern circulatory area
• Additional lane capacity to A653 Dewsbury Road (S)

159

The mitigation scheme requires a supplementary Independent Stage 1 Road Safety
Audit (RSA1) as a final check before the works can be formally accepted. The RSA
should be in accordance with GG119 and the audit brief first agreed with LCC. LCC
would act as the Overseeing Organisation. The RSA1 together with any designer’s
response must then be submitted by the applicant for consideration/approval by the
Local Highway Authority. Planning permission must not be issued until the proposed
works have been deemed to be acceptable (by the Local Highway Authority) and
the Local Highway Authority have confirmed that the RSA1 and any designer’s
response is acceptable.
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The A653 Dewsbury Road southbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be well within the capacity
during the AM peak and above practical capacity but within the absolute capacity
during the PM peak. In the ‘with development, with mitigation’ scenario the arm is
expected to well within capacity during both the AM and PM peak periods. As such
the mitigation is anticipated to deliver improved operation of this arm.
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The A650 Bradford Road westbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be significantly over the
absolute capacity in the AM peak with extensive queueing and in the PM peak the
arm is above the practical capacity but within the absolute capacity. In the ‘with
development, with mitigation’ scenario the arm is expected to be significantly over
the absolute capacity in the AM peak with extensive queueing and in the PM peak
the arm is above the practical capacity but within the absolute capacity. Therefore,
the mitigation is not anticipated to deliver clear benefits at this arm during the AM
peak, however, the additional 15 pcu are not considered to result in severe impact.
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The A653 Dewsbury Road northbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be significantly over the
absolute capacity in the AM peak with extensive queueing and in the PM peak the
arm is well within capacity. In the ‘with development, with mitigation’ scenario the
arm is expected to be significantly over the absolute capacity in the AM peak with
extensive queueing and in the PM peak the arm is above the practical capacity but
within the absolute capacity. Therefore, the mitigation is not anticipated to deliver
clear benefits at this arm during the AM peak, equally there is no disadvantage as
the additional 3 pcu are not considered to result in severe impact.
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The A650 Bradford Road eastbound arm of the junction in the ‘without development,
no mitigation’ scenario is anticipated to be significantly over the absolute capacity in
both the AM and PM peak periods with queueing. In the ‘with development, with
mitigation’ scenario the arm is expected to be significantly over the absolute
capacity in both the AM and PM peak periods with extensive queueing. Therefore,
the mitigation is not anticipated to deliver clear benefits at this arm during both the
AM and PM peak periods, equally there is no disadvantage as the additional circa
15 -24 pcu are not considered to result in severe impact.
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Given the above comparison of the ‘with’ and ‘without’ development scenarios, on
balance the mitigation scheme with improved provision for pedestrians, cyclists and
bus priority at and already congested location is considered acceptable.
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It is intended that the highway works comprising the mitigation scheme are secured
by a planning condition with a standard S278 Agreement being required, where the
Council designs and delivers the highway works and the three developers (Capitol
Park, Chidswell and Haigh Moor Road) would pay for the works broadly related to
the contribution of development trips through junction. The highway works will be
phased, with the details of the phasing to be considered.
Highways Conclusion
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Overall, it is concluded that the proposal is acceptable in highway terms. Subject to
relevant conditions and the requirements of the Section 106 Legal Agreement, and
the RSA1 for the mitigation scheme, it is anticipated that the proposed development
will provide a safe and secure access for pedestrians, cyclists and people with
impaired mobility with appropriate parking provision such that the means of access
is acceptable. On this basis, the development is also not considered to result in a
severe residual cumulative highway impact to warrant a refusal such that it must be
concluded that the proposed means of access is acceptable and the development is
in accordance with Policy T2 of the Core Strategy and guidance within the NPPF.
Design, Layout and Heritage
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As previously set out, this proposal is a hybrid application with some matters being
submitted in detail that seek full approval and other matters which are for the
purposes of outline consent and for which further details are to be supplied at the
Reserved Matters stage. At this stage, no detailed designs have been developed for
the buildings, however, a series of parameter plans have been provided to guide the
detailed phases of development including the development plots, scale and building
heights, landscaping within the built areas, permeability and drainage.
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An indicative masterplan has been submitted which shows how the Proposed
Development can be accommodated within the site. Access to the site is taken from
Topcliffe Lane and improvements are proposed to the existing round about; all other
internal access are to be approved at Reserved Matters stage.

169

The proposed parameter plans indicate three Character Zones, including the parcel
of land to the north of the site that is to be utilized for Green Infrastructure, including
the drainage ponds. The land to the north of the allocated SAP site is separated by
an existing PROW, no 70, and PROW no.65 runs from north to south, making a
logical separation between Character Zones 1 and 2.
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The site is of a scale that development will be phased, and accordingly, the land has
been divided into 3 parcels of land. Of the five units, Unit 1 is located on parcel 1;
Units 2 and 3 are situated on parcel 2; Units 4 and 5 are located on parcel 3.Units 5
and 2 are the largest units with Units 1, 3 and 4 being small to medium sized
buildings. Further to the Masterplan, the Parameter Plan outlines overall heights of
proposed buildings. Development Parcel one restricts heights of buildings to 14.1
metres; Development Parcel 2 restricts heights of buildings up to 20.6 metres, and;
Development Parcel 3 restricts heights of buildings up to 22.4 metres. To the north
of Character Zone 2, the overall building heights will be restricted to 5 metres.
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Although no detailed designs have been confirmed, the Design and Access
Statement that accompanies the planning application has outlined a design
approach that the Reserved Matters applications will follow. The suggested
materials indicate a palette of materials that will complement those used within the
wider existing commercial estate. The suggested palette of materials and potential
applications are outlined below, however, any approval will secure high quality
materials through the imposition of conditions:
•
•
•
•
•
•
•
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Silver, metallic or grey colour cladding
Profiled or flat metal cladding
Large format window or curtain walling systems
Feature building elements in strong colours or accent materials
Standing seam or single ply membrane roofs
Graduated cladding colours to reduce visual impact of large
buildings
Translucent glazing, poly carbonates or membrane technology

The masterplan shows the main access routes through the site and arrangements
for servicing and car parking. A ratio of car park to building equates to 1.2 spaces
per thousand square feet. Service yards allow for 25m turning circles for HGVs and
car parking is accessible and close to the main entrances, reducing conflict between
pedestrian routes and service yards. The car parking and servicing has been laid
out as far as practicable to ensure that the buildings are set back into the site and
close to the existing built forms of the Capitol Park Estate.
Topography and Earthworks

173

The site is elevated at a level of circa 136.00m AOD and is of a similar level to the
existing Capitol Park business park to the south. Various earthworks are proposed
to facilitate the development, including development platforms, earthwork bunds to
help mitigate visual and noise impacts. The works will alter the landscape and be
visible from various aspects, including the residential areas to the north and west.
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The context of the wider area, although close to areas of residential properties, is a
mixture of uses that are significantly defined by existing commercial and industrial
units and the wider strategic highways networks. The impact of the re-modelling of
land is mitigated to a significant degree by the proposed landscaping earth bunds
and other boundary treatments, such as acoustic fencing.
Layout and Equality
174

Although the detailed design of buildings and access have yet to be submitted for
approval, it is considered that the access arrangements shall be inclusive and allow
for level accesses, disabled parking bays and legible and easily navigated roads
and footpaths throughout the site. The indicative design layout is efficiently designed
to segregate heavy goods traffic from pedestrians.

175

The proposal includes upgrades to sections of existing PROW, and the creation of
two new PROWs circumnavigating the drainage pond and linking Topcliffe Lane
with the Topcliffe Beck. The upgrades will improve surfaces to allow for inclusive
access and a wide segregated cycle/pedestrian route through the site from north to
south will improve the connectivity of the site to the wider residential areas.
Crime and surveillance

176

As detailed design of buildings have yet to be confirmed details such as boundary
specifications, CCTV and cycle storage provisions have yet to be provided. West
Yorkshire Police have commented on the proposal however the detail required are
to be dealt with through the Reserved Matters applications.

177

It is noted that the proposal does have a layout whereby the boundaries of the units
have wide landscaped buffers that provide a degree of visual relief, but also the
opportunity to plant landscaping that can encourage security, (the use of hawthorn
hedges etc.) The layout also outlines wide segregated public footpaths/cycle routes
that although set in between landscaped areas, are indicated to have a variety of
planting that range in height so as not to create claustrophobic spaces that are dark
and unusable at night. The width and layout of the footpaths through the built estate
are considered to be acceptable in this respect, subject to conditions.

178

The indicative building layout shows units that are to be spread out across the site
and interspersed with car parking and servicing areas. The buildings are not close
together and this is considered to facilitate good security across the overall site.
Heritage and Archaeology

179

The site falls outside of Morley Town Centre Conservation Area approximately 600
metres to the north-west of the site. Furthermore, the site is not occupied by any
Listed buildings. There are, however, various non-designated heritage assets within
the site that require significant justification before their loss can be approved.

180

Some of the buildings at Topcliffe Farm are non-designated heritage assets based
upon the existing buildings’ age and local architecture and vernacular. The ES
outlines no-designed heritage assets and also recorded the remaining buildings on
site. The NPPF requires that the effect of an application on the significance of a
non-designated heritage asset should be taken into account in determining the
application. In weighing applications that directly or indirectly affect non-designed
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heritage assets, a balanced judgement will be required having regard to the scale of
any harm or loss and the significance of the heritage asset. It is considered that in
line with the Technical Paper produced in relation to the Heritage Assets
significance, that the buildings proposed to be demolished and the setting of the
wider heritage assets are of Low significance.
181

The applicant has worked closely with the West Yorkshire Archaeology Advisory
Service (WYAAS) to secure a good understanding of the site’s archaeological
potential and WYAAS have commended the work carried out to date.

182

Based on the results of the archaeological evaluation the WYAAS are content that
the application site’s archaeological significance can be secured and preserved by
record. Public benefit can be achieved through this work and the final publication of
the results. The necessary mitigation works are considered to be best secured by a
condition imposed on any approval, which would involve a written scheme of
investigation to be agreed. Subject to the imposition of a condition requiring such
works, the proposal in this respect is considered to be acceptable.

183

The impact on the non- heritage assets within the site are also taken into
consideration, together with the impact of the proposal upon the setting of wider
heritage assets, such as local Conseravtion Areas of Listed buildings. The impact
on the setting of the wider heritage assets is considered to be Low given the scale
of the buildings to be demolished. Furthermore, on balance, the significance of the
non-designated heritage assets is considered to be Low, but sufficient work has
been carried out to preserve by record.
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At paragraph 202 of the NPPF it is stated that where any harm to a heritage asset is
less than substantial (in this case the impact of the setting of the wider heritage
assets), the harm should be weighed against the public benefit. In this case the
impact is considered to be low given the siting and landscaping of the proposed
units, and on balance this is outweighed by the significant economic and social
benefits that the proposal will create.

185

Further to the above paragraph, at paragraph 203 of the NPPF it is considered that
a balanced judgement is necessary having regard to the scale of the harm or loss
and the significance of the non-designated heritage asset. On balance, the proposal
is considered to have mitigated against the impact upon any non-designated
heritage asset and the loss of the existing buildings is considered to be acceptable.
Visual Impact

186

The proposed buildings will create a marked change to the existing landscape and
views of the site from various locations have been assessed as part of the ES. The
design parameters of the site have been arrived at and the layout has been
organized to ensure that built form has a small an impact upon the landscape as
possible. The topography of the site and the need to create development platforms,
does increase the prominence of the buildings within the wider Capitol Park site,
however, the landscaping proposed, together with the heights and massing of the
buildings at the northern edges being restricted in height, do minimise the views into
the site and the overall visual impact.

187

Landscaping, earthworks/ bunds and the natural topography of the site and wider
residential areas, means that the visual impact of the site when in relatively close
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proximity will be of an acceptable level. Although more of the buildings in theory will
be seen from vistas further afield, these distances, together with the use of a range
of cladding materials and innovative design detailing, will ensure that the impact is
not significant to the degree that would warrant a refusal of consent.
188

The proposal has considered in the ES the potential impacts upon the local climate.
It is acknowledged that the Proposed Development is located on land that
undulates, and that the buildings are large in scale and situated on high ground.
However, the proposal has incorporated drainage schemes and landscaping that
will help the proposal to be accepted into the landscape without adversely impacting
upon the local micro climate. Furthermore, the detailed design of the buildings will
form the Reserved Matters applications and further consideration of the impact of
each building will be carried out at that stage.
Land Contamination and Drainage

189

A Phase 1 Desk Study Report and Phase 2 Ground Investigation Report have been
submitted and these are considered to be acceptable. With regards to the ground
conditions and future remediation measures that may be necessary, it is considered
that the proposal is acceptable in this regard, subject to conditions.

190

The site is indicated to fall within Flood Zone 1 which comprises land assessed as at
a low risk of flooding from watercourse and/or sea with less than a 1:1000 annual
probability of river or sea flooding.

191

The proposed surface water drainage deign aims to mimic and reduce existing run
off by restricting discharge to the identified exiting green field run off rate (4.57 litres/
per second), for all storms up to and including the 1 in 100-year storm event plus
40% climate change allowance. To mitigate storms above the greenfield run off rate
storage will be provided in a series of dry detention basins.

192

A drainage strategy has been submitted and although further details are considered
to be necessary, in principle the drainage scheme is considered to be satisfactory
and compliant with policy EN5. Any approval should be subject to a condition
relating to the full details being provided regarding the drainage scheme.
Landscaping and Ecology

193

The application is supported by a strategic landscaping scheme for the areas set out
to the north of the allocated site. Further to this, although indicative landscaping
through the parameter plans is shown, further details and approval will be required
at the Reserved Matters stage.

194

The landscaping will include a variety of planting to function in different ways. The key
elements of the strategy include:
•
•

Native Street tree planting to a minimum of 20-25cm girth
Standard Tree planting within native structure planting, to create taller screen
against development parcel 2 and 3.
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•
•
•
•

Species rich meadow, enhances ecological value of pasture to the north of the
Site, between Proposed Development and Morley. This will create additional
amenity.
Marginal and aquatic planting around the attenuation areas (ponds), to
enhance ecological value and create new habitat.
New hedgerow to southern side of PROW no. 70 (east –west) to create
separation between route and Proposed Development. Structure planting to
the northern side of the route to provide screening from Morley.
Re-surfacing of existing Pubic Right of Way Morley 70 (east –west) from earth
track to self-binding gravel with timber post and rail fencing in keeping with
agricultural character of surrounding area.

195

The overall strategic landscaping to the north of the site is the foundation of the
details to be approved in full at this stage. Further landscaping of the internal areas
of the site will be subject to scrutiny further at the Reserved Matters stage and
through conditions, but ultimately, the overall strategy is considered to be
acceptable and the approach across the entire site is deemed to be acceptable.

196

The overall strategy for the landscaping across the site informs the biodiversity
assessment that has been carried out and, for which, it is considered that a
biodiversity net gain of 12.22% will be achieved. The landscaping and planting
within the site will be extensive. Furthermore, in line with the policy, the assessment
considers that the existing wildlife habitats and areas for development will improve
opportunities for wildlife and not impact upon the integrity and connectivity of the
Leeds Habitat Network.

197

A Biodiversity Enhancement Management Plan will be produced and agreed with
Leeds City Council to include the details of the landscape and habitat creation,
management and subsequent monitoring of the strategic landscaped areas, habitat
areas and attenuation ponds. This will seek a net gain of at least 10%. The
management and maintenance of these areas will be undertaken by a Management
Company established by the Applicant and secured through conditions and a Section
106 Agreement.

198

Overall, the landscaping benefits of the site will be acceptable in terms of the
biodiversity improvements and in terms of the visual and spatial impact the proposal
will have on the openness of the Green Belt and the wider area. It is considered that
the proposal is well designed and as such, is in accordance with local and national
planning policy.
Amenity Impact

199

The design details of the buildings are to be considered at the Reserved Matters
stage. However, the parameters plan has indicated a layout that will minimise the
scale of the development at the northern periphery of the site. The proposed
development is distanced from residential properties to the extent that the proposed
works will have minimal impact upon the neighbouring properties in terms of
overbearing/ overshadowing and loss of natural light. Similarly, distances and
boundary treatments will negate any privacy issues or immediate impact upon living
conditions or working environments of neighbouring properties/ buildings.
Noise and Vibration
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200

The impact of noise and vibration will be considered in greater detail in the
submissions of Reserved Matters applications. However, the ES has outlined the
potential impacts and as part of the details proposed in full, earthworks/ bunds and
strategic landscaping are to be created/ planted to provide barriers to noise to
receptors, such as local residential properties and the PROWs.

201

A Noise and Vibration Assessment has been undertaken, which considers the
potential effects of noise and vibration and this has taken into account both the
circumstances of the construction and operational phases.

202

Conditions will be imposed relating to construction practices such as hours and the
implementation of temporary screening acoustic measures. Furthermore, acoustic
screening to the operational buildings will be the subject of conditions and further
details to be submitted as part of the Reserved Matters applications. The
assessment of the potential noise and vibration issues can be mitigated through
measures that can be secured by conditions and, accordingly, the proposal in this
respect is considered to be acceptable with regards to all local and national planning
policies.
Lighting

203

An assessment of the site has been carried out examining the existing lighting
environment and the potential for adverse obtrusive light effects resulting from the
proposal. Although the site itself has minimal lighting at present, the surrounding
area is notably lit and associated with obtrusive light.
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It is proposed to mitigate against excessive light spill through mitigation measures to
be addressed further in the Reserved Matters stage. However, conditions will be
imposed at this stage. Measures proposed, which will be evolved further through the
Reserved Matters applications, include reduced column heights and tilting and
strategic positioning of lights away from the receptor locations. Subject to
conditions, the proposed lighting can be controlled in a way that will not worsen the
current light levels, or be a source of obtrusive light conditions. Accordingly, in this
respect the proposal is considered to be acceptable in terms of local and national
planning policies.
Air Quality

205

The site is not within an Air Quality Management Area, but the ES has assessed
fully the implications of the proposal upon air quality. A detailed assessment has
been undertaken and this has outlined the impact upon air quality during the
operational phase of the development. It is considered that the impact of the
proposal in air quality terms will be negligible, and all predicted pollutant
concentrations will be well below the relevant Air Quality Objectives.

206

A Dust Management Plan will be prepared for the Site as part of the Construction
Environmental Management Plan, and will set out mitigation measures for dust and
fine particulate matters. These will include measures such as ensuring bunded
aggregates are kept wet, re-vegetating earthworks and soil stockpiles as soon as
practicable, and wheel washing systems and dust sweepers.
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It is not considered likely that the development will introduce any new odour or
industrial emission sources, either in the construction or operational phases. A
condition can be imposed and therefore no impact on existing areas, such as
nearby residential properties, employment sites or PROWs.

208

The proposal is considered to be acceptable in terms of Policies P10 of the Core
Strategy and paragraphs 185 and 186 of the NPPF.
Representations

209

The representations that have been received raised a variety of concerns regarding
the proposal, of which, those which are material planning considerations have been
addressed in the report above. However, the following representations are covered
here which are either non material considered that can be given significant weight,
or because they are not covered above.

210

Concerns were raised regarding the impact upon values of local residential
properties. Various factors influence house values and as such, it is not a material
planning consideration that can be given weight in the assessment of this
application.

211

The comments raise concerns with the public consultation process for the
application. The application has been publicized in accordance with both local and
national requirements and the applicant has engaged with the local community in a
positive and meaningful way. Furthermore, in respect of the principle of the use this
was subject to extensive public consultation as part of the SAP adoption process.
Planning Balance
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The NPPF requires a planning balance to be concluded in respect of the impact of
development upon the heritage value of the site and wider area, against any public
benefit. Although this is outlined in the above report, the following section of this report
clearly outlines the Planning Balance in this respect. Furthermore, the strategic
landscaping, engineering works and drainage ponds within the designated Green Belt
are considered to be appropriate in respect of Paragraph 150.
Heritage

213

The proposed scheme has considered the impacts of development upon both the
non-designated heritage assets within the site and the wider impact upon Listed
buildings and Conservation Areas in the wider area. A balanced judgement, based
upon the scale and extent of demolition has been made and the impacts are
considered to be low and means of preserving and recording the heritage value of the
site have been carried out where possible, and will be the subject of a condition. The
public benefits of the scheme are numerous in terms of socio -economic benefits,
together with improved landscaping and biodiversity improvements across the
allocated employment site and the parcel of land designated as Green Belt.
Green Belt

214

With regards to the Green Belt, the landscaping and drainage works to be carried out
in the parcel of land designated as Green Belt, will have a visual impact upon the
skylines and from views around the site. However, the works to be carried out further
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enhance the biodiversity of the site, improve the landscaping and accessibility of the
area through the further creation of public footpaths. The area of Green Belt is not
eroded in size and in a spatial capacity, the openness is therefore considered to be
preserved. Furthermore, although the works will visually alter the space, the increased
landscaping, drainage works, biodiversity improvements and public footpaths allow
the openness to be preserved, and the visual impact to be kept to a minimal. The
increased biodiversity improvements on this Green Belt land
enhance its purpose and the reasoning for it being included as Green Belt.
Summary of Planning Balance
215

In summary, the public benefits of the proposal both in terms of impact upon the
cultural heritage of the site and any impact upon wider heritage assets, together with
the impact upon the Green Belt, are considered to be acceptable.
Summary

216

The application site comprises two employment allocations within the development
plan). The site offers an opportunity to provide large scale units, close to a highways
network capable of accommodating logistic and distribution centres, which are
required to reflect economic and social changes of recent years.
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The application proposed is a hybrid application, which has outlined the strategic
earthworks, highway improvements (wider improvements to junction 28 of the M62
and improvements to the entrance from Dewsbury Road) drainage strategy and
strategic landscaping proposed to deliver 102,890sqm of employment space.
Reserved Matters relate to the development of the buildings, car parking, servicing,
landscaping around the internal site and other associated infrastructure.

218

The principle of developing the proposed site, allocated as EG2- 19 and the
identified site (Ref. EG1-60), will deliver a 26.8 hectare employment site, which
contributes to the LPA’s minimum requirement for the provision of 493 hectares of
general employment land for the period of 2012 – 2028. The proposal will have a
range of socio-economic benefits through the provision of significant investment into
the area, and region as a whole; such investment will result in job opportunities and
a more competitive local economy through the provision of a range of commercial
buildings that are sustainably located and suitable to current, and forecasted,
market trends for the logistics sectors.
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This application has comprehensively assessed the environmental impacts of the
proposal, including the impact upon and those relating to residential amenity, visual
impact and impact upon climate change. The proposal has sought to demonstrate
that on balance the public benefits outweighs the impacts of development upon the
local heritage assets and non-designated heritage assets, and where necessary
records of the cultural heritage have been made. The proposal is considered to
impact upon the character of the area and undoubtedly will alter the landscape
when compared to the existing characteristics of the site. However, the proposal
includes mitigation measures to improve the biodiversity of the landscape and
minimise the visual/ potential residential impacts (noise, vibration, light and air
pollution) to an acceptable level.
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Further to the above, it is also recognized that the proposal will have an impact upon
the existing highways infrastructure, given the scale of the Proposed Development,
but also due to the end use which is foreseen to be for the logistics sector. However,
as outlined above, significant mitigation measures are proposed, both through works
to be carried out to the immediate highways network at the entrance to the Capitol
Park Estate, but also to junction 28 of the M62. The mitigation measures, including
the physical proposed changes and contributions towards such, are considered to
not only be sufficient to mitigate against the proposals impacts, but also provide a
foundation for wider connectivity improvements (increased footpath and cycle
routes, in and around the immediate site) to promote sustainable travel.
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When the wider social, economic and environmental impacts are considered and
balanced against the significant benefits offered by the Proposed Development
(employment, large scale investment, long term sustainable location and the
enhancement and improvement of landscaping and biodiversity) the proposal is
considered to be acceptable. The Proposed Development is considered to meet the
aims and objectives of both national guidance and Leeds Local Plan l and is a
sustainable development.

222

With consideration being given to all other matters, it is considered that this proposal
is compliant with the policies of the Core Strategy, Unitary Development Plan and
the National Planning Policy Framework. As such, the application is considered
acceptable and is recommended for approval subject to conditions and a Section
106 Agreement.
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`
Report of the Chief Planning Officer
City Plans Panel
Date: 25 November 2021
Application Reference 20/08521/OT - Hybrid Planning application including detailed
application comprising the demolition of existing buildings and structures;
earthworks to form development platforms, drainage features, embankments and
bunds; strategic landscaping, alteration of existing access road, including works to
existing Topcliffe Lane and junction with A653 and construction of new access road,
to serve employment development. The outline application comprises the
construction of employment floorspace (Use Classes B2 and B8 with ancillary office)
and associated servicing and infrastructure including car parking, vehicle, pedestrian
and cycle circulation, landscaping and ecology works, noise mitigation, drainage
features and all associated infrastructure at Land At Capitol Park, Topcliffe Lane,
Morley, Leeds.
Applicant: Sterling Capitol PLC
Electoral Wards Affected:

Specific Implications For:

Morley South

Equality and Diversity
Community Cohesion

Yes

Ward Members consulted
(referred to in report)

Narrowing the Gap

RECOMMENDATION: DEFER AND DELEGATE to the Chief Planning Officer for
approval subject to the specified conditions identified below (and any others which he
might consider appropriate); the completion of a S106 Agreement; and consultation
with the Secretary of State.
The Section 106 Agreement shall include:
•
•
•
•

Provision of a Site Wide Management Company;
Provision of Biodiversity Improvements and a Management Plan
Provision of Open Space Management Plan
Deed of Variation to Historic S106 Floorspace Restrictions
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•
•
•
•
•

Provision of a Travel Plan, including relevant monitoring fee; and
Local Employment Initiatives
Off site Highway Works A653 Dewsbury Road Southbound bus gate
contribution £700,000
Junction improvements contribution £328,890
Contribution for shared footway and cycle path improvements £146,750

In the circumstances where the Section 106 has not been completed within 3 months
of the Panel resolution to grant planning permission, the final determination of the
application shall be delegated to the Chief Planning Officer.
Summary of Draft Conditions
1. Time limit on full permission
2. Time limit in Reserved Matters
3. Details of Reserved Matters
4. Phasing Plan
5. Development in line with approved plans
6. Height Parameters
7. Development Character Area Parameters
8. Ground Investigation Report
9. Ground Investigation Remediation Report
10. Ground Investigation Verification Report
11. Archaeological Written Scheme of Investigation
12. Details of Drainage – including drainage during construction
13. Approved vehicular access
14. Off- site highways works (through s278 Agreement – Phase 1 of Improvements
to Junction 28 of M62
15. Details of cycle parking facilities prior to completion of building
16. Provision of electric vehicle charging facilities
17. Details of Car Parking and Servicing Management Plan
18. Details and Provision of Vehicle Spaces to be Laid Out
19. Details of lighting scheme across site
20. Details of the biodiversity management plan
21. Details of Construction Environmental Management Plan
22. Details of landscaping scheme
23. Details of retention of landscaping
24. Details of tree protection measures
25. Details of a landscape management plan
26. Demolition of buildings across site
27. Removal of permitted development rights for changes of use of land falling within
Use Class E -ancillary office space to remain ancillary
28. Details of materials
29. Renewable energy provision
30. Construction Management Plan, including for adjacent M62
31. Construction hours
32. Details of temporary acoustic screening during construction works
Introduction:
1

The application is brought before the Elected Members of the City Plans Panel,
owing to the scale and nature of the employment development, which is strategically
important to the social and economic growth of Morley, and the wider city of Leeds.
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The proposal relates to a key General Employment Allocation, 38.44 hectares in
size. The employment site is recognised within the Local Planning Authority’s
Development Plan, and identified as a suitable general employment site within the
Site Allocation Plan (SAP) 2019 (allocation references EG2-19 and EG1-60).
2

The scheme that is to be determined is a hybrid application including both matters
that are to be considered in outline and matters of detail that are to be considered
as a full planning application.

3

The matters of detail relate to:
•
•
•
•
•
•
•

Demolition of existing buildings and structures;
Earthworks to form development platforms;
Drainage features;
Embankments and bunds;
Strategic landscaping;
Alteration of existing access road, including works to existing Topcliffe Lane
and junction with A653; and,
Construction of new access road to serve the employment development

4

The matters for consideration at Outline are:
• Construction of employment floorspace (for up to 102,890 sqm of B2 and B8
Uses with ancillary office);
• Associated servicing and infrastructure including car parking, vehicle,
pedestrian and cycle circulation, landscaping and ecology works, noise
mitigation, drainage features and all associated infrastructure

5

The site offers an opportunity to provide large scale units, close to a highways
network capable of accommodating logistic and distribution centres, which are
required to reflect economic and social changes of recent years. The scheme will
deliver 102,890sqm of employment space, which will meet the needs of business
occupiers, which has been recognised and evidenced in the Knight Frank
Employment Market Report and the Council’s Employment Land Review.

6

The scale and nature of the proposed scheme will ensure that the proposal will
deliver significant economic and social benefits to the local area, as well as to the
wider city. At this stage the end users of the development are unknown, however,
whilst it is hard to confirm the job types that will be created the units are likely to
have end users in the logistics sector. This sector has higher average salaries than
across all other sectors. Not only does the end operations present significant
employment creation, but a scheme of this size also creates jobs throughout the
construction phase. Such benefits, as it will be discussed below, will be focused
primarily on the local area.

7

The development does not fall within Schedule 1 of the Town and Country
(Environmental Impact Assessment) Regulations 2017, where an Environmental
Statement is mandatory. However, the scale and nature of the development does
fall within Schedule 2, of the regulations and therefore the development has been
considered to be EIA Development for which, an Environmental Statement (ES) has
been prepared and submitted. The proposal is accompanied by an extensive
package of supporting statements, drawings, illustrations and site analysis and this
information are further supported by the ES. The package of information, and in
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particular the ES, thoroughly assesses the environmental effects of the proposal
and their significance and mitigation measures.
8

The recommendation is based on the individual merits of this proposed scheme and
as it will be demonstrated further in the following report, the proposal can meet the
requirements of the SAP allocation, and where the development falls outside of the
SAP allocation and within allocated Green Belt, it is considered to be appropriate
development as identified in the National Planning Policy Framework.
Proposal:

9

This proposal relates to an irregular parcel of land that forms a further phase of the
existing Capitol Park development. The site proposed for the development of
Employment uses is a General Employment Allocation within the adopted SAP,
although some of the area of land to the north of the SAP allocation, included in this
proposal, is designated as Green Belt.

10

The scale and nature of the proposal has determined the strategy for submitting this
application as a hybrid submission. The proposed use of the site for General B2 and
B8 employment uses is submitted as an outline application with all matters reserved
except access and strategic landscaping. A series of parameter plans provide a
framework in which the site is to be developed and these parameters have enabled
an indicative masterplan to be produced.

11

Although the Masterplan is indicative, the parameters determine either maximum
parameters or the extent of development within an area or zone. The parameters
will dictate the development that will form any subsequent Reserved Matters (RM)
applications.

12

The parameters for development are broken down into the three development
parcels of land, and these are further incorporated into three Character Areas that
address the site in its entirety, including landscaped and attenuation areas. The
series of plans that have been submitted show:
• Plot sizes – total development floor space, area of built development,
distribution of uses, finished ground levels, building heights, and noise
attenuation zone;
• Green Infrastructure Parameters – areas of landscape planting and wetland;
• Movement Parameters – Main Access Corridor and Public Rights of Way
(PROW); and
• Drainage Parameters – drainage pond zone and zone for the outlet

13

The site topography varies significantly across the site and earthwork operations are
necessary to create development platforms, internal accesses to plots,
embankments and attenuation pond areas. The proposal also seeks to extensively
landscape the site and surrounding zones to provide visual buffers and ecological
benefits.

14

The Development will be targeted as an ‘excellent’ accredited rating under the
BREEAM standard which will be designed to maximise energy efficiency and
incorporate energy generation on site.
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15

The site links with the existing Capitol Park estate and access to this development is
from A653 Dewsbury Road, via Topcliffe Lane. Amendments and realignment of the
existing roundabout at Topcliffe Lane are required.

16

The parameter plan indicates a main access corridor through the site primarily along
a north/ south axis. The existing PROW no. 70 that spans across the northern edge
of the proposed built up site is to be retained and enhanced; this will link with the
main access through the site. Car parking and servicing areas are identified across
the site for each proposed unit that is outlined on the indicative Masterplan.

17

The indicative Masterplan provides an overview of how the parameter plans will
influence the development. Although subject to detailed Reserved Matters, the
proposal is to accommodate five units that range in size. The five units will equate to
the following footprints:
Unit No.

GIA

1
2
3
4
5
Total

3,901.9 sqm
31,703.2 sqm
4,877.4 sqm
14,632.2 sqm
49,238.7 sqm
102,890.2 sqm

Parking
Spaces
59
396
52
183
625
1315

18

The units proposed are subject to various parameters plans and are separated into
three development parcels that are further outlined into three character areas. The
three character areas not only include the built employment units, but the remaining
supporting infrastructure including drainage and landscape zones.

19

The parameter plan identifies the parcels of buildings and the heights of the
development plateaus, together with the maximum overall ridge heights that each
building will have to accord with at the Reserved Matters stage. The parameter plan
allows the development to be understood in terms of its relationship with the
topography of the site and wider area, and these can be read together with the
cross sections that have been submitted.

20

The site is to be cleared of all existing buildings across the site, including Topcliffe
Farm. The earth works proposed to develop necessary development platforms,
associated accesses, embankments and attenuation areas, will consist of ‘cut and
fill’ across the site. In general the earthworks require ‘cut of the central and western
parts of the site, and a ‘fill’ of the eastern part of the site (ie development parcel 2).

21

It is proposed through this Hybrid Planning application that strategic landscaping of
the site is a matter for consideration in the determination of this application rather
than at the Reserved Matters stage. The Landscape Parameter Plan and
Landscape Strategy indicate landscape buffers particularly to the northern, eastern
and western extents of the development platforms. The strategic landscaping
approach is included at this stage as it is proposed to implement the landscaping
most pertinent to forming the visual buffers around the site as quickly as possible,
and as planted as early in the construction process as possible.
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22

The landscaping will include a variety of planting to function in different ways. The
key elements of the strategy include:
•
•
•
•
•
•

Native Street tree planting to a minimum of 20-25cm girth
Standard Tree planting within native structure planting, to create taller screen
against development parcel 2 and 3.
Species rich meadow, enhances ecological value of pasture to the north of the
Site, between Proposed Development and Morley. This will create additional
amenity.
Marginal and aquatic planting around the attenuation areas (ponds), to
enhance ecological value and create new habitat.
New hedgerow to southern side of PROW no. 70 (east –west) to create
separation between route and Proposed Development. Structure planting to
the northern side of the route to provide screening from Morley.
Re-surfacing of existing Public Right of Way Morley 70 (east –west) from earth
track to self-binding gravel with timber post and rail fencing in keeping with
agricultural character of surrounding area.

23

The Applicant seeks to develop the site and retain ownership. The nature and scale
of the proposed units are reflective of those required in the logistics sectors and it is
proposed that the units will operate 24 hours a day, 365 days a year. The ownership
of the site will, however, provide consistency in terms of long term management
and, a Management Company will be established in order to provide the
responsibility for the day -to -day running.

24

The scheme proposed is to be delivered over a four year period, although this is
dependant on Market buoyancy. However, timescales have been assumed for the
purposes of the ES and it is considered that following the Reserved Matters
permissions and discharge of conditions, work will start on site in 2022, with a
proposed completion by Mid 2025.
Site and Surroundings:

25

The application relates to a parcel of land that is located to the east of the Town of
Morley and south of the main urban area of Leeds. Approximately 7km from the city
centre, the site is off Junction 28 of the M62 Motorway and approximately 1 km from
Morley Town Centre. The site also links with the M1, which is situated approximately
5 km to the east of Junction 28 of the M62.

26

The site is set north of the M62, which runs along an east/ west axis and links the
major ports of Liverpool and Hull, via the large cities of Manchester and Leeds. The
site is also served by the M621 Motorway, which is a local strategic motorway
providing direct access through to central Leeds and is sited approximately 3.5 km
to the west of the site. The A6110 ring road and the M621 motorway are also
accessible from the A653 Dewsbury Road.

27

The site is accessed primarily from the A653 Dewsbury Road, although a further
access via Topcliffe Lane to the southeast of the site is used. The access to the site
passes through the existing Capitol Park East and West developments. These sites
abut the proposed site to the south and east and are occupied by various large
employment units that range in architectural style and end uses. Some of the
buildings are used for light industrial purposes, whilst others are office space.
Occupants of these sites include offices associated with the NHS, Carlsberg/ Tetley,
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Barratt Homes, large scale used car dealership (Available Cars), Hotel Village and
DePuy UK. The existing Capitol Park developments are situated on land that is
relatively flat with undulations across the site, but mostly inconspicuous from the
surrounding residential estates to the west and north.
28

The site is currently occupied by Topcliffe Farm, associated buildings and
surrounding arable land. The site comprises of mostly previously undeveloped land.
The land has been classified as being a mix of Grade 2, 3a and 3b land. Although
the site is agricultural in nature, there are small clusters of trees within the northern
area of the Site, a large buffer of trees along the eastern boundary of the site
associated with the existing Capitol Park development, and various hedgerows
which demarcate field boundaries and the PROW which number: Morley 65 and
Morley 70.

29

The land varies in terms of its topography and the portion of the land closest to the
existing developments of the Capitol Park East and West, is atop of a plateau set at
approximately 135- 138 AOD, before falling away to towards the north and north
western boundaries. Along these boundaries the site meets Topcliffe Brook at a low
point of 104 AOD at the north eastern extent of the site and 119 AOD at the north
western extent. Beyond Topcliffe Grange Farm, to the north eastern boundaries the
land falls away to a low point of approximately 75 AOD.

30

The site is bound by residential estates that are situated along the northern
boundaries, beyond Topcliffe Beck. These houses range in terms of architectural
styles, sizes and age. Predominantly built in brick and tile, the properties strongly
characterise the outer edges of Morley Town.
History of Negotiations

31

A pre-application enquiry was submitted in 2018 referenced (PREAPP/18/). The
enquiry sought to engage with the Local Planning Authority and the Local Highways
Authority to ascertain what the pertinent policies issues are in relation to a scheme
of this scale and nature. Owing to the scale and siting of the proposed scheme,
various complex highways issues needed to be understood from the outset of
preparing a detailed planning submission. The discussions sought to understand
what strategic approach was to be taken with regards to mitigating the impact of the
proposal upon the local and national highway infrastructure. The pre-application
discussions sought to understand the wider cumulative impacts upon the highways
network and the expectations of Leeds City Council’s highways authority, Kirklees
Highways Authority and those of Highways England (now National Highways).

32

The discussions also outlined a range of technical matters to be investigated further
prior to the submission of a planning application. The range of matters discussed
included:
•
•
•
•
•

Outlining general policy issues;
Climate change impact and mitigation;
Amenity issues (noise, air quality and general residential amenity);
Design and layout;
Landscaping and ecology

Relevant Planning History:
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33

The site has been the subject of various planning application over the past 39 years.
The following planning history is considered to be most pertinent to the
determination of this application.
•

H23/9/82/ - Outline application to erect industrial development, to vacant site. (Site
area 49.27ha) - Withdrawn November 1982

•

23/165/96/OT - Outline application to layout access and erect warehouses light
industrial units and offices -Approved May 1997

•

23/256/98/FU - Variation of condition no 33 of application no 23/165/96/OT (access
works) -Approved 1998

•

23/30/99/FU - Variation of condition no 31 of application no 23/165/96/OT (limit to
size of floor space) -Approved April 1999

•

23/222/01/FU - Part two storey and part single storey pet care centre with veterinary
surgery cattery and kennels Topcliffe Lane, Morley - Approved January 2003 – Part
of neighbouring site

•

08/01132/OT - Outline application to erect office development with access and
landscaping Capitol Park East Phase 4, Land Adjacent To Topcliffe Lane, Morley,
Leeds WF3 - Approved October 2012

•

08/01133/FU - Full application for 3 storey office unit Capitol Park East Phase 4,
Land Adjacent To Topcliffe Lane, Morley, Leeds WF3 - Approved October 2012

34

An application referenced 23/222/01/FU relates to a neighbouring site, but it is pertinent to
the determination of this application as it relates to a parcel of land that is within the blue
edged boundary of this submitted site plan. Reference is made here, due to the restrictive
covenants that are within a S106 legal agreement of the application 23/222/01/FU, which
also affects the land that is the subject of this application.

35

It is also noted that the ES has assessed a range of major developments within the wider
area (also within neighbouring Local Authority’s) that are pertinent to the assessment of the
cumulative impacts of this Development in respect of the impact of development upon the
highway networks.

36

Consultations:
Statutory

37

National Highways (formerly Highways England) – Work has been carried out to
agree the traffic impact of this development on both the strategic and local road
networks and to identify a suitable highway mitigate scheme to offset the impact of
this development. This has also considered the cumulative impacts of other
developments such as Haigh Moor Road and a large mixed-use cross boundary
development in Kirklees known as Chidswell.

38

National Highways have issued a temporary non-determination recommendation
(NHPR21 – National Highways Planning Response) which is effective until 28
January 2022 and will remain in place until such time as the scheme has been
agreed and the necessary Rod Safety Audit and safety checks have been
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undertaken and signed off and the phasing elements of the scheme have been
agreed by all parties.
39

National Highways and LCC have outstanding matters to resolve in relation to the
Framework Travel Plan, but these are likely to be resolved over the next week or so.
Subject to parties agreeing on the principle of the phasing we would be seeking to
condition the Capitol Park elements of the scheme to be delivered and be fully
operational to traffic prior to first use or occupation of the site. In addition, due to the
sites close proximity to the Strategic Highways Network (SRN) National Highways
will be seeking a construction traffic management plan that shall include but is not
limited to: no HGV/delivery movements to and from site via the SRN during peak
hours unless these are abnormal load movements or continuous concrete pours
both of which, shall be subject to 6 weeks prior approval; and adequate wheel
washing and road cleaning facilities are provided on site to ensure mud/debris is not
carried wider than the site.
Non-Statutory

40

Local Highways Authority – Following the receipt of further information and
revisions, no objections are raised. In particular, the proposed access arrangements
are acceptable, as it the impact on the local and strategic highway network (in
consultation with National Highways), and the level of car parking proposed. The
proposal also makes provision for and improvement for pedestrians and cyclists.
The proposal is considered to be acceptable, subject to the imposition of conditions
and the completing of a s106 Agreement to secure a number of off-site highway
mitigation and improvements works. See appraisal for more detailed commentary
and analysis.

41

Public Rights of Way – A public footpath diversion order (in relation to public
footpath no. 65 Morley) and a public footpath creation order will be required. The
proposal creates two new footpaths around the retention ponds and the proposal
does improve connectivity across the wider area. No objections to the general
principle of the development, but consideration would need to be given to long term
maintenance of all proposed footpaths.

42

Environmental Studies Transport Strategy – No objection in terms of transportation
noise.

43

Influencing Travel Behaviour – Further information sought regarding highways
mitigation and improvements. A Travel Plan and Section 106 Agreement, together
with conditions, are required

44

Cycle Officer – The developer should improve walking and cycling links to the site,
inclusion along Dewsbury Road and Morley town centre. Paths within the proposed
development should be over 3.5m wide to allow cycling and signage should be
provided. Cycling parking provision should provide facilities for employees and
visitors with shower and changing facilities.

45

Nature Team – Further information including a Metric Calculations should be
provided to satisfy original concerns. (A full biodiversity assessment has been
provided).
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46

Landscape Team – Further clarification is required with regard to the lagoons. The
public right of way is also an important issue. Detailed tree surveys will be required.

47

Conservation Team – The assessment in the Cultural Heritage and Archaeology
report notes that there would be no direct impacts and no indirect impacts that would
cause harm to the significance of any designated heritage asset, and this Is
considered to be accurate. Topcliffe Farm should be considered to be a nondesignated heritage asset and such in accordance with paragraph 203 of the NPPF,
the effect of the application on the significance of a non-designated heritage asset
should be taken into account in determining the application.

48

Land Contamination – Technical advice has been provided with regarded to the
submitted Phase 1 Desk Study report and Phase 2 Ground Investigation Report. No
objections in principle, subject to the imposition of conditions.

49

Flood Risk Management (Lead Local Flood Authority) – The site is located within
Flood Zone 1 and there have been no records of any recent flooding within the site
or adjacent areas. There are also no other known flood risks which require
mitigation and would impact upon the development. The submitted drainage
strategy and Flood Risk Assessment is acceptable and will form the basis for future
Reserved Matters submissions. Further technical information is required with regard
to the earthworks and site platforms as well as details of the temporary drainage
measures.

50

Environment Agency – The Environment Agency have reviewed the information,
including the revised information and note that the site lies within Flood Zone 1 (low
probability zone). The Environment Agency have no objection to the proposal.

51

Yorkshire Water – No objections subject to the imposition of a number of conditions.

52

West Yorkshire Archaeological Service – An extensive programme of archaeological
evaluation has been carried out to determine the site’s archaeological potential and
significance. A further programme of archaeological excavation has been designed
to mitigate the negative impacts of the proposed development.

53

Natural England – No specific comments provided at Natural England are unable to
comment. The lack of detailed advice from Natural England does not imply that
there are no impacts on the natural environment, and it is for the local authority to
determine whether or not the proposal is consistent with national and local
environmental policies. Generic advice is provided in their response.

54

Ramblers Association – The Ramblers Association remain unhappy with the
proposals for FP Leeds 65. It is proposed to divert this PF to the footway of the
access road through the site. No mention is made to separate this from the
carriageway.

55

Environmental Studies – Noise and Vibration – Recommend approval subject to the
considerate location of operational plant and equipment and this would be provided
at the Reserved Matters stage.
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56

West Yorkshire Police Architectural Liaison Officer – A number of observations are
made with regard to out of hours access, CCTV, cycle storage and boundary
treatments.
Public/Local Response:

57

The application was publicised by site notices initially on the 27th January 2021, and
subsequently when amended information was received on the 1st October 2021.
The site notices were posted adjacent to the site and on PROWs close/ through the
subject site. The application was also advertised in the Yorkshire Evening Post on
27th January 2021, and then more recently on 30th September 2021. To date, 393
representations have been received, together with 5 letters of support. The objection
representations can be summarised as raising the following material planning
concerns:
Policy – Need
• The removal of greenspace undermines the communities options for healthier
lifestyles due to the loss of a location that supports local leisure;
• The site is not needed as there are many empty industrial units across Morley
on Capitol Park, at Howley Park and Industrial Estates at Gildersome and
adjacent to junction 27 near Drighlington;
• The re-use of existing employment sites should be promoted;
• Topcliffe Farm is a working farm and should be saved;
• The site was designated a ‘brown field’ site due to the historic gasworks that
were situation on it;
• The proposal will not provide high quality jobs for the area;
• The farm is a working farm which provides local employment and local
produce;
• The number of empty local commercial premises suggest that there is not a
demand for this employment space;
• Other large scale developments within the wider Wakefield and Kirklees
areas exist;
• The site, if forced to be developed, should be a park and ride;
• The use of the site cuts Morley Town off further from open space;
• One of the last Green Belt areas in Morley;
• This proposal does not meet the objectives of the Council’s Best Council Plan
Climate Change and Climate Emergency Declaration
• The greenfield sites plays a positive role in supporting Leeds City Council
Climate Change Emergency Declaration. The industrial development will
undermine the commitment made;
• The proposal will lead to complete climate degradation;
• The proposal is a complete contravention of the Climate Change Emergency
Declaration;
• Additional vehicles will create carbon emissions and air pollution, which is the
opposite direction to the carbon neutral direction Leeds City Council is
promoting;
• The World Health Organisation has concluded that there is no safe limit for
pm2.5 particles which can penetrate deep into the human body;
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•
•

The present greenfield site plays a positive role in supporting Leeds City
Councils Climate Change Emergency Declaration;

Highways Impact
• The impact on local roads and especially junction 28 of the M62 has not been
fully considered;
• Highways England already have significant concerns about the impact of
other applications – from both around Leeds and Kirklees areas;
• The large Chidswell Housing and Industrial Sites and Haigh Wood housing
schemes will have a cumulative impact on the motorway network;
• The cumulative impact on traffic in the local area due to the wide spread
developments will be overwhelming;
• Significant increase in traffic at peak hours, especially of large haulage
vehicles;
• The proposal will increase traffic and cause chaos and accidents;
• Junction 28 already has a high accident rate and this will give rise to safety
concerns;
• The A653 already floods being problematic to the wider area and already
dangerous;
• The safe movement of traffic should be taken into consideration;
• The traffic on the A653 gets easily congested with any accident on the M62,
congestion and tailbacks extend for miles back and complete gridlock on
many of the roads in and out of Leeds occurs;
• The proposal would dangerously overload the highway network;
• The gridlock and congestion on the roads will increase air and noise pollution;
• Further congestion in Morley will follow as people use it to cut through and
bypass junctions 27 and 28 of the M62;
• Major network upgrades would be required;
• Access is horrendous and the traffic is at a standstill at peak times;
• The local infrastructure is not capable of accepting more developments;
• Highways England’s recommendation is in line with the doubts raised that the
A653 and the M62 can accommodate the extra traffic;
• No proposal exists to increase capacity at the M62 junction;
• Transport assessment was carried out during the Covid crisis;
• The using of a set of traffic lights so close to the roundabout will lead to
obvious delays during rush hour;
• With parking spaces for over 1,300 vehicles the developers are obviously
expecting a great deal of traffic to be generated;
• Traffic currently is lower than it would be in 'normal' times
Amenity
• The scale, location and massing of the proposed buildings will have a
significant negative impact on residential amenity and reduce the quality of
life of local residents;
• Noise impact of operations when the units are occupied will have a significant
negative impact on residential amenity;
• The industrial uses will increase pollution;
72

•
•
•
•
•
•
•
•

•
•
•
•
•
•
•

The lighting of this industrial estate will have a significant negative impact on
residential amenity;
Light pollution is already apparent with the TK Maxx warehouse that operates
within close proximity of the site;
The area is so important to peoples well being and was especially important
during Covid restrictions requiring local travel only;
The existing Capitol Park site is visible because it is not properly shielded and
this emits light pollution, which will be exacerbated;
The service yards are large and abut the public footpaths near the SUDs and
green spaces, these spaces will intensify the noise pollution;
The earthworks proposed between the residential estates and Unit 5 service
yard will not be sufficient to reduce noise;
The lighting is visible from James Latham and Trade Team premises, and are
throughout the night already;
Since the pandemic the amount of people using the footpaths and wider area
has increased significantly. The wildlife and green space is a valuable
resource, which is needed by everyone;
The proposal will have significant pollution including dust, noise and light
pollution during the construction phase;
The warehousing is likely to be used 24/7 and the noise and light pollution
will be relentless;
The recreational space/ rights of way during the construction will not be
accessible:
Unit 5 will have a height of 21 metres and poses a threat to natural light to
local residents on Topcliffe Lane, Grove and Fold;
Loading and unloading without an effective noise barrier will be so disruptive;
Vibration issues caused by commercial uses;
The buildings are tall and on top of a hill and consideration needs to be given
to the vortex effect, such as that at Bridgewater Place;

Design, Heritage and Visual Impact
•
•
•
•

•
•
•
•
•
•

Some of the units dwarf everything currently on Capitol Park and would be
very visible for miles around;
The proposed development is set on a hill (approx. 50 metres higher than the
surrounding residential areas) and highly visible from all around;
The scale overbears significantly upon the Bird and Glen Estates;
The farm on the hill dominates the skyline from the surrounding residential
estates, so the proposal will be visible from the Council offices and Leeds
Bradford Airport;
The proposal will impact upon the skyline and is not in keeping with the
surrounding area;
No views from residential views have been produced;
Images deliberately omit details to mislead the planning process;
The existing PROW provide good access and routes to Morley Town Centre
which reduces local traffic, this should not change;
The development is on a historical building;
The units will be ugly metal buildings;
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•
•
•
•
•

The height and scale are of concern;
Issues are raised regarding the archaeology of the site and this needs further
investigation;
The buildings in and around Topcliffe Farm are Non-Designated Heritage
Assets and require developers to justify their demolition;
A full exploration of Topcliffes history is overdue and this development will
destroy that history;
Security and maintenance of the buildings to prevent graffiti and litter should
be considered;

Drainage
• The proposal will cause more flooding and problems with Topcliffe Beck;
• There is a high risk of flooding as that is what happened before with these
units;
• The plan to strip the soil and build sandstone bases will increase water on
Wide Lane and Magpie Lane;
• The beck will flood and become blocked with rubbish;
• Footpaths will flood with surface water;
• Yorkshire Water share concerns regarding drainage;
• The safety of the ponds needs to be considered;
Landscaping
• The provision of additional trees and balancing ponds will not replace the loss
of an environmentally diverse greenfield site and will also have a negative
impact on local wildlife
• The landscape of trees will not shield the proposed development properly
and residents will fully view the buildings;
• The PROW will be affected during construction;
• The views shown on the amended submission give a false impression of
what an immediate post – development site will look like;
• Landscaping proposed on previous developments on this wider site have
never been completed;
Ecology
• Red kites and many other birds live in this area;
• The area is a haven for all sorts of wildlife, including foxes, hedgehogs, red
kites, thrushes, skylarks, yellowhammers and grey partridge;
• Raptors have been seen flying in the area;
• Bats and other protected species are present within the site and may not
survive;
• The farmland is home to many species of birds and other animals that rely on
the agricultural space;
• Skylarks nest on the fields;
• Protected species are present on the site under the Wildlife and Countryside
Act 1981;
• Stag have also been seen and there have been many sightings of Muntjac
Deer;
General Comments
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•
•
•
•
•
•
•
•

•
•
•
•
58

Lack of public consultation - There has not been sufficient consultation with
the public and key stakeholders on the proposals;
Complete madness to even be considered
Once again you are going against the wishes of many residents who do not
want this development;
Enough is enough;
At least some of the development space should be set aside for community
recreational use to the benefit of all existing residents;
The resubmission of documents does not address the concerns of local
residents and largely ignores numerous objections;
The costs of the development do not outweigh the benefits;
There has effectively been no consultation with local stakeholders and the
consultation carried out has been minimal and residents feel completely
ignored;
If the buildings do not get occupied there may be an increase in crime;
Currently a beautiful and peaceful location;
This is yet another B8 storage and distribution application within Morley
Some structural retaining walls are already collapsing around the wider site;

Five letters of support have also been received in connection with this proposal and
they can be summarised as:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The farm has not been fully functioning in over 20 years and surrounded by existing
developments and housing estates;
The proposed additional works to the local highways network are welcomed;
There is a desperate need for employment space and jobs and this will provide 2000
jobs;
This will boost the local and city economy;
This is an ideal location and the improvements clearly show a large amount of green
space for local residents;
Views towards Leeds will not be lost with the green space improvements;
The proposal is made with a commitment for carbon neutrality from the developer;
This is a huge employment market that will secure the employment prospects in the
future;
Storage facilities and other hybrid commercial spaces are very sought after and will
be even more so in the future;
The landscaping will improve land which is more of a hazard as farm land and the
improvements to landscaping will improve the habitats of the animals here;
The land is currently a dog walking facility, but the proposal is a sustainable and
gives a wide range of opportunities to the local community;
Not every young person goes to University and these facilities do provide a
significant range of job opportunities for local people;
The long term advantage outweighs the short term goal for residents to have a dog
walking facility;
The local residents should help influence how the green spaces proposed are to be
created;
Although one supports this planning application, I must stress, better access needs
to be made at the roundabout junction of Wide Lane and Dewsbury Road, I propose
traffic lights instead of a roundabout;
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•

•

59

Morley Town Council cry loud about "losing our heritage" but under their control we
have seen the loss and partial loss off much heritage in Morley- The Pavilion, St
Mary's Church, Elmfield School all graded buildings lost;
residents in Morley are more than happy to live a modern life by way of receiving
deliveries from amazon etc but they are not willing to accept the facilities which
make this modern life possible

Ward Members: No comments received.
Planning Policies:
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications should be determined in accordance with the development plan unless
material considerations indicate otherwise.

61

It is noted 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 seeks
to support this statement of intent. The Core Strategy and Unitary Development Plan
seek to ensure that all development is sustainable and that wherever possible, a
development minimises its impact upon global warming.
Leeds Development Plan:
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The Development Plan for Leeds currently comprises of:
•
•
•
•
•
•

The Leeds Core Strategy (as amended 2019)
Saved Unitary Development Plan (UDPR) Policies (2006)
The Natural Resources & Waste Local Plan (NRWLP, Adopted January
2013) including revised policies Minerals 13 and 14 (Adopted September
2015).
Any Neighbourhood Plan, once made
The Aire Valley Leeds Area Action Plan (adopted 2017)
The Site Allocations Plan (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.
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The application site is allocated in the SAP as site EG2-19 for employment use, it
also includes site EG1-60 identified in the SAP for employment use. The site
contributes towards the employment growth targets outlined in the Core Strategy. A
parcel of land to the northwest of the allocated site is to be re- landscaped to
provide ancillary drainage facilities and additional public footpaths and, this section
of land is designated as Green Belt.
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Core Strategy Policies:
SP1:
SP8:
SP9:
SP10:

Location of Development
Economic Development Priorities
Provision of Offices, Industry and Warehousing, Employment Land and
Premises
Green Belt
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SP13:
EC1:

Strategic Green Infrastructure
General Employment Land

EN1:
EN2:
EN4:
EN5:
EN8:
T1:
T2:
P10:
P11:
P12:
G1:
G9:
ID2:

Climate Change
Sustainable Design and Construction
Direct Heating
Flood Risk Management
Electric Vehicle Charging Infrastructure
Transport management
Accessibility Requirements and New Development
Design
Conservation
Landscape
Enhancing and Extending Green Infrastructure
Biodiversity
Planning Obligations and Developer Contributions

Unitary Development Plan Review (2006) saved policies:
Policy N32: Refers to the Green Belt
Policy N33: refers to approval in the Green Belt shall only be given for certain
developments unless very special circumstances.
Policy GP5: refers to development proposals should seek to avoid loss of amenity.
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The Natural Resources & Waste Local Plan
General policy 1 – Sustainable development
Air 1 – Management of Air Quality
Water 1 – Water Efficiency
Water 2 – Protection of Water Quality
Water 6 – Flood Risk Assessments
Water 7 – Surface Water Run-off
Land 1 – Land Contamination
Land 2 – Development and Trees
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Relevant supplementary guidance –
Leeds Street Design Guide - gives advice on design of roads and parking layouts.
Parking SPD
Travel Plans SPD
Greening the Built Edge SPG
Building for Tomorrow Today: Sustainable Design and Construction
Public Transport Improvements and Developer Contributions
National Planning Policy Framework (NPPF)
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The NPPF sets out the Governments planning policies for England and provides a
framework for Local Planning Authorities to follow when preparing their local plans.
The framework must be taken into consideration in the preparation of local plans
and is, therefore, a material planning consideration in determining planning
applications.
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69

The aforementioned Leeds Local Plan documents have been found to be sound
following Local Plan Examination in Public.
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The NPPF promotes sustainable development and in order to achieve this, breaks
down the role of the planning system into three overarching objectives. The NPPF
seeks to ensure that sustainable development promote economic, social and
environmental objectives.
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At the heart of the NPPF there is a presumption in favour of sustainable
development. This means for determining planning applications, development which
accords with an up-to date development plan should be approved without delay.
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Further to the core aim of the NPPF, which is the delivery of sustainable
development, is the need to reduce and support the transition to a low carbon future
and placing climate change at the forefront of the planning assessment. Chapter 14
is particularly relevant in this respect
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The NPPF seeks to build a strong and competitive economy and states that local
planning policies should help create conditions in which businesses can invest,
expand and adapt. Paragraph 81 further states the need to give weight to
supporting economic growth by taking into account local businesses needs and
wider opportunities for development. It is also outlined within this chapter that local
policies should enable a rapid response to changes in economic circumstances.
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At paragraph 83, the NPPF recognizes that specific locational requirements are
necessary for different employment sectors. It states that provision for storage and
distribution operations at a variety of scales should be catered for in suitably
accessible locations.
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The promotion of sustainable transport is outlined within Chapter 9 of the NPPF.
The thrust of this chapter is to promote sustainable transport and locate significant
development in places that are, or can be made, sustainable through limiting the
need to travel and offering genuine choice of transport modes.
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In considering development proposals in respect of the impact upon the highways
network, the NPPF at paragraph 110 makes it clear that any application must
ensure that safe and suitable access to the site is achieved and any significant
impacts from the development is cost effectively mitigated to an acceptable degree.
Paragraph 111 goes on to state that only where there is a severe residual
cumulative impact, or an unacceptable impact upon highway safety, must a proposal
be refused consent.
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Part of this hybrid planning consent relates to necessary ancillary works/
landscaping that are development within designated Green Belt land. Accordingly,
therefore paragraphs 147 to 151 are particularly relevant to ascertain whether the
principle of development is acceptable.
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The proposal involves significant landscaping and earthworks and Chapter 15 is
significant in terms of outlining how the proposal will mitigate its impact upon the
natural environment. Issues relating to biodiversity, ground conditions and pollution
are addressed in this chapter. Most pertinent to this application is the requirement
for biodiversity net gains (paragraph 180 (d)) and the reduction and mitigation
against pollution (paragraph 185).
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Although the hybrid application does not seek consent for the individual buildings,
the proposal has outlined parameter plans and a masterplan that does set out how
the general scale and layout of the scheme in relation to the wider area.
Accordingly, paragraphs relating to design and appearance (at paragraphs 129 –
136). Furthermore, as there are buildings within the site that are non-designated
heritage assets, the proposal is required to be assessed in relation to Chapter 16. In
particular, the development is required to be assessed against paragraphs 203 to
206.
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Principle of Development and Policy
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Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications must be determined in accordance with the development plan unless
material considerations indicate otherwise. The majority of the site is either an
allocated site or identified site within the SAP for employment use, however, the
application includes a parcel of land to the north which is within the designated
Green Belt.
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Leeds City Council has made a declaration of a Climate Emergency. The overall
aim and objective of the Local Planning Authority’s Development Plan is to seek to
support this statement of intent by aiding the delivery of sustainable development.
The Core Strategy and Unitary Development Plan seek to ensure that all
development is sustainable and that wherever possible, a development minimises
its impact upon global warming. Although specific policy issues relating to climate
change are discussed further in the subsequent report, the overall principle of
development, as it will be explained further, is considered to be sustainable and
acceptable when viewed in the wider context of the Climate Declaration.
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The long-term ambition of the Core Strategy, in relation to employment and
economic growth is to maintain and strengthen Leeds’ position as the economic hub
of the wider region. The Employment Land Review (ELR) outlines the Council’s
economic and investment strategies, which in turn is a key consideration when
assessing proposals for the development of employment sites.
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The majority of site has been allocated or identified for employment through the
adoption process of the SAP, which was which involved extensive scrutiny through
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various rounds of public consultation and the Local Plan Examination The
Examination in Public (EiP) concluded that the sites brought forward were
sustainable and sequentially preferable to be developed through the life of the
Development Plan. The EiP assessed the SAP against the NPPF and all relevant
Government guidance. The SAP was adopted on the 10th July 2019, a High Court

challenged followed, however, the allocations within the application site were not subject to
the challenge and therefore remain fully adopted and carry full weight.

The site is allocated within the SAP as EG2-19 (employment allocation) and (EG160) identified employment site. EG1-60 is the small parcel of land proposed to have
Unit 1 on it and this parcel of land is allocated for employment use in the UDP.
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Site EG2-19 was found to be sound subject to the following Site Requirements:
•

Local Highways Network - There is a direct impact upon M62 Junction 28
Tingley roundabout from this development. To mitigate this impact a
contribution will be required towards any improvements as agreed with
Highways England, taking into account the cumulative impact of other
allocated sites in the area. There is also a direct impact upon the A6110 and
a contribution will be required towards planned improvement schemes. In
addition, there is also likely to be a cumulative impact upon the A650 / Rein
Rd junction and contributions will be required towards mitigating measures.
The proposed development is also likely to impact on congested parts of the
A653 including within the district of Kirklees. The development will be
required to assess impacts taking into account the cumulative impact of other
allocated sites in the area and fund appropriate mitigation measures including
road and junction improvements.

•

Heritage - Some buildings at Topcliffe Farm at end of Topcliffe Lane are NonDesignated Heritage Assets based upon the existing buildings’ age and local
architectural and vernacular character, and their loss through demolition
would require justification.

The SAP allocation, underwent an adoption process, which found the site to be a
sustainable contribution to the employment land supply across the city, subject to
specific site requirements. The site requirements outlined highways improvements
required and the justification of various existing buildings that are non-designated
heritage assets. The following highways impacts, for which mitigation measures are
needed, are:
•
•
•
•

86

A direct impact upon the M62 for which mitigation measures need to be
agreed with National Highways and the district of Kirklees;
A direct impact upon the A6110;
Cumulative impact upon the A650/ Rein Road;
Impact upon congested parts of the A653, including the district of Kirklees

The proposed requirements outlined in the SAP are to be discussed further in the
following report, however, it should be noted that at the head of this report proposed
conditions and mitigation measures are outlined, including contributions towards
highways mitigation works, which are proposed to be secured through a Section 106
Agreement. This approach to securing mitigation measures are appropriate and
justified to make the proposal acceptable with regards to the requirements of
allocation EG2 – 19.
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Similar to the above, although issues relating to conservation and heritage are
covered further in the subsequent report, it is of note here that the proposal is
considered able to comply with the site requirement of the allocation EG2-19, in so
far as it can therefore be considered that in line with the SAP allocation the principle
of development is in accordance with the SAP.
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The site is located within Morley, which is a major settlement. The Core Strategy
seeks to concentrate the largest amount of development within such areas. In
looking at development within such locations, however, the settlements size,
function and sustainability need to be considered. The allocated site has been
recognised within its allocation through the SAP as being a sustainable infill site for
which its strengths are the surrounding highway infrastructure and proximity to the
Main Urban area of Morley. The general location of the proposed development
therefore fully accords with Spatial Policy 1.
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Policy EC1 of the Core Strategy commits Leeds City Council to identifying the
quantity of general employment land required by strategic land policy SP9. The
Core Strategy seeks to encourage growth of a range of employment sectors and
seeks to ensure provision is made for employment uses that fall within the classes
B1(a, b and c), B2 General Industrial and B8 Storage and Distribution.
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The site, allocated as EG2- 19 is a 26.8 hectare employment site, which contributes
to the LPA’s minimum requirement for the provision of 493 hectares of general
employment land for the period of 2012 – 2028. The development of the 26.8
hectare employment site with a mixed use scheme comprising the construction of
employment floorspace for up to 102,890 sqm of B2 and B8 Uses with ancillary
office, is considered to be acceptable in principle, and in the context of the
conclusions drawn by the Planning Inspectorate through the adoption of the SAP
and in particular site allocation EG2 – 19. In additional, the small parcel of land
identified for employment under EG1-60, also contributes to the employment supply
and therefore in conjunction with the allocated site, is acceptable.
Green Belt

91

The proposed scheme relates primarily to the development of the site allocated in
the SAP as EG2 – 19, however to the north of the application site (north of Topcliffe
Lane Public Right of Way No. 70), is an area of land that stretches north towards the
fringe of the existing residential areas. This parcel of land is sited within designated
Green Belt.
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Saved UDPR Policy N32 (alongside those amendments identified in the Site
Allocations Plan) defines the Green Belt boundary within Leeds. Saved UDPR
Policy N33 sets out that unless very special circumstances exist development in the
Green Belt will be resisted; in this respect the policy N33 is wholly consistent with
the NPPF. However, the list of exceptions in N33 is inconsistent with those listed in
the NPPF and therefore the exceptions listed in policy N33 should only be afforded
limited weight as required by the NPPF at Annex 1 paragraph 219.
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The NPPF (2021) attaches great importance to Green Belts noting that the
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open, noting that the essential characteristics of Green Belts are their
openness and permanence.
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The NPPF identifies at paragraph 138 five purposes which Green Belt serves (1) to
check the unrestricted sprawl of large built-up areas; (2) to prevent neighbouring
towns merging into one another; (3) to assist in safeguarding the countryside from
encroachment; (4) to preserve the setting and special character of historic towns;
and (5) to assist in urban regeneration, by encouraging the recycling of derelict and
other urban land.
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At paragraph 147 of the NPPF, it states that inappropriate development is, by
definition, harmful to the Green Belt and should not be approved except in very
special circumstances. Paragraph 148 goes on to state that very special
circumstances for inappropriate development in the Green Belt will not exist unless
the potential harm to the Green Belt and any other harm is ‘clearly outweighed’ by
other considerations.
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At paragraph 150 it is stated that a local planning authority should regard other
forms of development, other than the construction of new buildings, as inappropriate
in the Green Belt unless it is one of a number of exceptions. Paragraph 150 states
that other forms of development are not inappropriate development within the Green
Belt provided they preserve its openness and do not conflict with the purposes of
including land within it.
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As outlined within the National Planning Policy Framework (NPPF) the essential
characteristics of Green Belt are its openness and its permanence. There is a
presumption against development within the Green Belt except within certain
circumstances.
Establishing Whether the Proposal is Appropriate Development
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Paragraphs 149 and 150 of the NPPF outlines the circumstances in which
development within the Green Belt might be considered appropriate.
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At paragraph 150 of the NPPF, development of engineering works are considered to
be appropriate. The formation of strategic landscaped areas and drainage facilities
are considered to be appropriate, given that the aspects of the works constituting
development as defined in Section 55 of the Town and Country Planning Act 1990
(drainage facilities) are engineering works as per section b) of paragraph 150 of the
NPPF. The landscaping and drainage works to this part of the site are only
considered appropriate if they preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it.

100

It is acknowledged in guidance from the Ministry of Housing, Communities and
Local Government, that assessing the impact of this proposal on the openness of
the Green Belt is subject to judgement based on the circumstances of the case.
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The Government guidance states that:
• openness is capable of having both spatial and visual aspects – in other words,
the visual impact of the proposal may be relevant, as could its volume;
• the duration of the development, and its remediability – taking into account any
provisions to return land to its original state or to an equivalent (or improved)
state of openness; and
• the degree of activity likely to be generated, such as traffic generation.
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The landscaping and drainage works to be carried out in the parcel of land
designated as Green Belt, includes the creation of drainage ponds and additional
footpaths, together with landscaping designed to disrupt skylines and camouflage
views of the commercial buildings. The land is currently agricultural land varying in
quality, but devoid of physical structures and significant mature landscaping. The
proposed changes to the area designated as Green Belt will have a visual impact
upon the character of the existing landscape; however, the degree of impact is
considered to be small and the openness of the Green Belt is considered to be
preserved.
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The landscaping, footpaths and drainage ponds within the parcel of land designated
as Green Belt do not alter the openness in terms of its spatial presence. The area of
Green Belt is not eroded in size and in a spatial capacity, the openness is
preserved. Furthermore, although the works will visually alter the space, the
increased landscaping, drainage works and biodiversity improvements to the land
will allow the openness to be preserved, and the visual impact to be kept to a
minimal. Therefore, this part of the proposal will not be inappropriate in the Green
Belt as it will preserve its openness and do not conflict with the purposes of
including land within in it, as per paragraph 150 of the NPPF.

104

In summary, the proposed development within the Green Belt designation is not
considered to be inappropriate, and is therefore acceptable in relation to the
requirements of paragraphs 138 and 150 of the NPPF.
Summary of the Principle of Development
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The principle of developing the proposed site is acceptable and will deliver a 26.8
hectare employment site, which contributes to the LPA’s minimum requirement for
the provision of 493 hectares of general employment land for the period of 2012 –
2028. As outlined above, the proposal is essential to the delivery of wider
regeneration and growth initiatives for the City as a whole and, the immediate
surrounding Morley area. The proposal will have a range of socio-economic benefits
that are covered in more detail in the subsequent report, which are core to the
inclusion of the site within the adoption of the SAP. The principle of developing the
site is essential to underpin the delivery of the provision of general employment land
across the city and in this case, it is very relevant given that the site is available and
deliverable.
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The proposal is considered to comply with all other policies relating to the strategic
green infrastructure, landscaping, design, conservation and transport management.
These issues are covered comprehensively in the subsequent report. However, the
development of the 26.8 hectare employment site with a mixed use scheme
comprising the construction of employment floorspace for up to 102,890 sqm of B2
and B8 Uses with ancillary office, is considered to be acceptable in principle, and in
the context of the conclusions drawn by the Planning Inspectorate through the
adoption of the SAP, and in particular site allocation EG2 – 19 and UDP allocation
(identified site EG1- 60).
Climate Change
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The Council declared a climate emergency on the 27th March 2019 in response to
the UN’s report on Climate Change.
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The Planning Act 2008, alongside the Climate Change Act 2008, sets out that
climate mitigation and adaptation are central principles of plan-making. The NPPF
makes clear that the planning system should help to shape places in ways that
contribute to radical reductions in greenhouse gas emissions in line with the
objectives of the Climate Change Act 2008.
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As part of the Council’s Best Council Plan 2019/20 to 2020/21, the Council seeks to
promote a less wasteful, low carbon economy. The Council’s Development Plan
includes a number of planning policies which seek to meet this aim, as does the
NPPF. These are material planning considerations in determining planning
applications.
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The applicant has submitted a Technical Paper regarding Climate Change and the
impact of the proposal as part of the ES and in line with the EIA regulations. The
papers have looked at the direct and indirect emissions resultant of the Proposed
Development and measures to ensure that the proposal is adaptable to Climate
Change.
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Local policies EN1 and EN2 consider ways to reduce carbon and energy use. Whilst
EN1 relates to the reduction of carbon and emissions, EN2 seeks to ensure that
development is of a sustainable design and construction.
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The proposal has addressed within a supplementary statement and the ES, the
ways in which the proposal will improve energy efficiency of the proposed buildings.
At this stage, the design of the buildings is subject to a Reserved Matters application
and details of the buildings specifications have not been outlined. However, the
strategy has been proposed for achieving ‘Zero Carbon’ and the proposal is to fully
comply with policies EN1 and EN2 requirements. The proposal is to achieve
BREEAM ‘Excellent’ rating and provision of a minimum of 10% of energy demand is
to be from renewable/ low carbon energy systems.
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The applicant has recognised the Council’s position in relation to reducing the
carbon emissions and any proposal will be subject to conditions, ensuring that the
proposal is compliant with Core Strategy policies EN1, EN2 and EN8. Such
conditions are also complemented with the proposal’s provision of extensive new
tree planting and landscaping, and enhancements to the wider green infrastructure.
Furthermore, beyond the proposed commitments in relation to the above policies,
the siting is considered to be a sustainable location for such employment uses and
the Proposed Development seeks to implement a Travel Plan and Employment
Strategy that will attract local employees, and enable a wider sustainable transport
strategy to be implemented. The above commitments will result in measurable
benefits in respect of climate change matters.
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Economic and Social Benefits
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The Proposed Development, through the provision of 104,783sqm of employment
space is expected to generate various socio-economic impacts, both at the
construction and operational stages. As part of the ES, a socio-economic Technical
Paper has been produced and submitted in support of the Proposed Development.
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The NPPF outlines three overarching objectives to facilitate sustainable
development. It states that economic, social and environmental objectives need to
be pursued in a mutually supportive way securing net gains across each of the
different objectives. The NPPF seeks to promote proactive working with applicants
to secure development that improves the economic, social and environmental
conditions of an area.
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The site was brought forward in the SAP to facilitate the economic growth across
the city by contributing towards the employment land supply requirements. The site
location, close to strong transportation links and existing employment/ labour
markets, favoured the site and played an important role in its allocation through the
SAP adoption process.
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The Government has committed to ‘levelling up’ the North, and the Northern
Powerhouse forms part of the Government’s industrial strategy to build upon the
existing economy of the north. The Northern Powerhouse is the promotion of
investment in skills, innovation, transport and culture, amongst others. It is predicted
that the logistic sector will grow by 83% between 2013 and 2035, and this sector is
considered to be an enabling capability to support the growth of the Northern
Economy. The delivery of this proposal will help deliver the aspirations and
ambitions of both Government and the Council.

119

The Leeds City Region Strategic Economic Plan (May 2016) (SEP) establishes an
aim to deliver 35,700 additional jobs by 2036. Advanced Manufacturing and logistics
are to be one of the City’s assets, alongside financial and professional services.
Furthermore, Leeds Inclusive Growth Strategy 2018 -2023, sets out the aims and
ambitions of the City to grow the economy and ensure that everyone can benefit
from it. A close thread to this, which is strongly supported by this proposal, is the
creation of jobs close to communities.
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The applicant has submitted an employment strategy, which seeks to deliver where
possible, jobs to those residing locally. This commitment will be secured through the
S106 obligations and this mechanism will ensure that the employment gains link to
the SEP and the Inclusive Growth Strategy.
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The SAP and Core Strategy recognizes the overarching strategies outlined above
and plays a key role in delivering development that accords with the wider aims.
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The ES looks at a range of social and economic factors over the short, medium and
long term periods. Such factors include amongst others, employment rates,
deprivation, quality of life, travel to work patterns and social factors, such as
education and health care provision. The ES has assessed, as required by the EIA
regulations, the likely evolution in the absence of the Proposed Development. The
immediate and wider area impact is considered to be no further growth potential of
this scale in the Morley area. No comparable sites in the immediate area also
reduces the potential for the growth of the logistic sector within the immediate
Morley/ south of the city area, and across the City. Accordingly, to not deliver this
allocated site, does have a significant impact upon the local economy, but also the
wider economy, including the ambitions of Government in ‘levelling up’ the north.
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Although the impact of Covid 19 upon employment rates is unknown, the return to
past economic growth rates is expected to be set over the medium/ long term. The
failure to deliver the employment sites across the city will limit the recovery of the
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local economy. Furthermore, whilst the logistic sectors were envisaged to growth
significantly prior to the pandemic, the impact of Covid 19 has accelerated the need
for large scale logistic development opportunities. To ensure that the changes that
have occurred to working practices through the pandemic can be sustained, the
delivery of this scheme is considered to be very important.
124

The site is situated South of Leeds City centre and within an area identified as a
priority area for regeneration within Spatial Policy 4 of the Core Strategy. The
Proposed Development is anticipated to bring significant socio-economic benefits,
which can be summarised as:
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Construction Phase
• Construction of the Proposed Development would support around 175
temporary jobs (person years) per annum over a 4 year build period, in
construction, the supply chain and local services;
• Generating circa £9.35million per annum;
• The construction phase could generate 34 FTE apprenticeships/training
opportunities over the lifetime of the build;
• The effects of the construction phase on local services and facilities are
considered to be negligible;
• The effects on wider socio economic factors are considered to be of minor
benefit/negligible;
• On their own each of the impacts are not considered to be significant in
EIA terms,in combination the effects are considered to be potentially
significant beneficial.
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Operational Phase
• Once developed and occupied the proposed employment floorspace and
facilities would create approximately 1,890 gross direct, indirect and
induced FTE’s, equating to circa 1,276 net full time equivalent jobs
(allowing for leakage and displacement);
• The Proposed Development would lead to a range of wider benefits
including GVA creation amounting to £75.5 million per annum;
• Business rates could amount to £2.2 million per annum;
• The effect of increased access to employment;
• The increase in economic output is anticipated to have wider benefits
relating to improvement in the perception of the area, addressing
deprivation with associated impacts on health and wellbeing
• The impacts on commuting and migration; and
• The effects on local services considered to be neutral/negligible impact.
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Although individually the impacts present small benefits, collectively the proposal is
considered to be significantly beneficial to employment, labour markets and local
economic growth. In terms of the scope of the ES, the potential for adverse impacts
upon local facilities have been assessed and, it is considered that as the proposal
does not result in any additional dwellings, it will not lead to a worsening of the local
services to the extent that the effects are considered to be severe. In conclusion,
and on balance, the Proposed Development would deliver significant economic and
social benefits, that as it will be further discussed in the following report, do not lead
to significant environmental impacts.
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Highway and Transport Impact
Means of Access
128

With reference to the Development Plan, Core Strategy Policy T2 requires
development to be in accessible locations and with safe and secure access for
pedestrians, cyclists, and people with impaired mobility, ensuring adequate parking
is also provided. Appendix 3 of the Core Strategy also sets out accessibility
standards for development.
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The proposed access is shown in drawing no. ITM10127 - GA - 007 Rev B Topcliffe
Lane Improvements and includes a reconfigured Topcliffe Lane/ A653 Dewsbury
Road signal-controlled junction. Improvements at the signal-controlled junction
include for widening to provide two lanes turning right on to M62 Junction 28
including narrowing of the existing pedestrian island and relocation of an island from
A653 Dewsbury Road with existing signal heads. Swept path analysis has been
undertaken at the signal-controlled junction and is acceptable.
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The site access arrangements include the delivery of the southbound bus gate/bus
lane on A653 Dewsbury Road. The developer is required to make a contribution to
enable delivery of the bus gate / bus lane works north of the motorway, which will
improve bus frequency in the southbound direction for future occupants of the site
arriving from the north or departures to the south, as the more frequent services
202/203 will now be accessed by future occupants as these services would be able
to call at the bus stop. The contribution of £700, 000 will be secured via a S106
Agreement.

131

In addition, alterations are proposed to Topcliffe Lane to serve the proposed
industrial units as indicated in drawing no. 4843-JPG-SW-00-DR-D-1650-S2-P05
Means of Access Plan. The proposals include for a minimum 7.3m wide
carriageway, resurfacing, realignment of the existing estate road including the
internal roundabout and improvement of the shared footway/cycleway running along
Topcliffe Labe from Topcliffe Close up to public footpath 70. The footpath strategy
indicates the shared facility for pedestrians and cyclists at Topcliffe Lane will be
widened to 3m width minimum on the eastern edge of the carriageway and a 2m
wide footway on the other edge.
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A road safety audit of the site access highway works at Topcliffe Lane has been
undertaken and reviewed by the local authority as an overseeing organisation. The
designer’s response to comments made by the local authority resulted in a revised
access arrangement drawing being submitted (ref. ITM10127-GA-007 Rev B), which
was considered acceptable.
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In order to deliver the works within the highway, a S278 Agreement will be required,
which will also cover the need for the applicant to meet the cost of Traffic Regulation
Orders along Topcliffe Lane to prevent on-street parking; stopping up of redundant
highway as result of the realignment; and dedication of land to highway.

134

Highway officers are therefore satisfied that the proposed access arrangements are
acceptable
Accessibility
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Regarding accessibility, Core Strategy Policy T2 refers to Accessibility Standards,
which are set out at Appendix 3 of the Adopted Core Strategy. They are based
upon an average walking speed of 3 miles per hour.
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Public footpath Morley 65 runs along Topcliffe Lane in a north-south direction and
continues in a north direction connecting A653 Dewsbury Road to public footpath 60
and 70 and Bantam Grove in Morley. Public footpath 65 Morley commences at
Dewsbury Road proceeding in a westerly direction along Peter Lane to Rydal
Crescent then recommencing at Wide Lane and proceeding in a southerly direction
via Bantam Grove Lane, Watering Meadow, along the Topcliffe Beck, Topcliffe Lane
up to its junction with A653 Dewsbury Road and to Tingley roundabout. Along the
existing Topcliffe Lane, public footpath 65 Morley is signed as a shared-use
pedestrian and cycle path.
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Public footpath 70 runs east - west through the site and links A653 Dewsbury Road
to residential areas west of the site. Public footpath 70 Morley runs along Topcliffe
Lane commencing at its junction with Glen Road and proceeding in a north easterly
direction crossing Public footpath 65 Morley and continuing eastward to A653
Dewsbury Road.
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Public footpath 60 intersects public footpath 65 and 70 north linking the footpath at
Peacock Green and subsequently the residential properties north of the site to the
industrial estate road. Additional footpaths are proposed through the proposed
retention ponds in the northern part of the site, these link to other footpaths and
subsequently link to Morley. Dropped kerbs and tactile paving will be required at
junctions.
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The revised Footpath Strategy drawing no. 0348-RFM-XX-00-DR-L-0004 Rev PL05
indicates proposed improvements to public footpath 60, 65 and 70. Public footpath
65 will be realigned and planting provided to separate the public footpath from the
carriageway, thereby enhancing the route for non-motorised users from Topcliffe
Close in a northwards direction up to where the footpath meets public footpath 70. A
3m wide footway/cycleway will be built to adoptable standards. Similarly, the
section of public footpath 65 that lies between public footpath 70 and the permissive
footpath located north will see additional planting to separate it from the
carriageway.
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Regarding public footpath 70 within the site, this route will be widened and
improved.
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Public footpath 60 will also be upgraded with self-binding gravel surface.
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The footpath strategy also indicates existing permissive footpaths that link the site
west and north and additional footpaths are proposed to the proposed retention
pond margins, which enhances amenity for future occupants and residents in
surrounding areas. Signage providing destinations and distances are proposed
along the public footpaths.
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The Landscape Strategy indicates street trees along the access road to separate
the public footpath from the carriageway. Any indicative landscaping proposals in
the adopted highway will be agreed as part of the S278 Agreement.
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Public footpath 65 Morley links to the continuous footway provision west of A653
Dewsbury Road. The cycleway terminates at the northbound bus layby, while the
footway continues between M62 Junction 28 and A643 Elland Road. The width of
the continuous footway is generally around 1.2m, which is substandard. Kirklees
Council, Leeds City Council and in partnership with West Yorkshire Combined
Authority have developed an improvement scheme to provide segregated cycle
routes along A653 Dewsbury Road to White Rose Centre and on to Tingley. The
developer is to contribute towards the improvement scheme to provide a shared-use
pedestrian and cycle path of minimum width 3m between Topcliffe Lane and B6123
Wide Lane. The contribution of £146,750 will be secured via S106 Agreement.
Transport Assessment and Mitigation
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The Infrastructure Delivery Plan Background Paper which is appended to the Site
Allocations Plan (SAP) identifies the following junctions as ‘Congestion Hotspots’:
A643 Elland Road/A6110 Ring Road/Manor Mill Lane
A650 Tingley Common/A6029 Rein Road/B6127 Bridge Street; and
M62 Junction 28/A653 Tingley.
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The SAP requirements under EG2-19 identify that the there is a direct impact upon
M62 Junction 28 Tingley roundabout from development of allocation EG2 - 19.
There is also a direct impact upon the A6110 and in addition, there is also likely to
be a cumulative impact upon the A650 Tingley Common/A6029 Rein Road/B6127
Bridge Street junction. The proposed development is also likely to impact on
congested parts of the A653 including within the district of Kirklees.
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The application includes the submission of a Transport Assessment (TA) to consider
the highway impact of the proposed industrial development comprising 102,890sq m
of B2/B8 use with ancillary offices. Using the TRICS database and trip rates of
consented similar developments the forecast trip generation from the site has been
evaluated. It is estimated that the site would generate up to 355 two-way trips in the
AM peak hour and 330 two-way in the PM peak hour. On departing from the site,
77% of the trips turn right out of Topcliffe Lane on to A653 Dewsbury Road
southbound to M62 Junction 28, whilst 23% turn left on to A653 Dewsbury Road
northbound.
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Traffic surveys were undertaken at 15 junctions within the study area, which were
the basis of the baseline traffic flows on the highway network and assuming traffic
growth the future year forecast traffic flows were determined. Committed
developments within Leeds and Kirklees district have been agreed and the
development traffic flows from the corresponding TA submitted for the development
were obtained and included in the junction assessment for this proposed
development.

149

Junction assessment has been undertaken at junctions on the local road network
within the study area to determine the impact of the proposed development at the
key junctions within the study area. The assessment scenarios in the TA include the
baseline, base plus committed development and the base plus committed
development plus the proposed development scenarios. In addition, the assessment
includes future year 2033 plus committed development; the 2033 forecast year plus
committed development plus the proposed development; and the 2033 forecast year
plus committed development plus cumulative sites within the Leeds and Kirklees
District local plan and the proposed development.
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Junction output for priority-controlled junction assessment is given in queues and
the ratio of flow to capacity (RFC). A RFC of 0.85 or lower is regarded as operating
within practical capacity, a RFC of between 0.85 and 1.0 is regarded as operating
above practical capacity but below absolute capacity (where the junction or arm of
junction will struggle), and a RFC above 1.0 is above absolute capacity where
significant delay and queues can be expected. To assess a network of traffic
signals TRANSYT output is given in Mean Max Queue and the degree of saturation
(DoS). A DoS of 90% or lower is regarded as operating within practical capacity, a
DoS of between 90% and 100% is regarded as operating above practical capacity
but below absolute capacity (where the junction or arm of junction will struggle), and
a DoS above 100% is above absolute capacity where significant delay and queues
can be expected. Similarly, LINSIG output model results indicate the DOS for the
junction arms and the values should be no more than 90%; and the practical reserve
capacity (PRC) is a measure of the junction performance, which indicates the spare
capacity in the junction and a value of 5% or more would be desirable, a negative
value shows that the junction is over capacity.
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The improved Topcliffe Lane/A653 Dewsbury Road junction in the ‘without
development, no mitigation’ scenario is anticipated to be well within the capacity
during the AM peak and significantly over the absolute capacity in the PM peak, with
extensive queuing. In the ‘with development, with mitigation’ scenario the arm is
expected to well within capacity during both the AM and PM peak periods. As such
the mitigation is anticipated to deliver improved operation of the proposed site
access and is therefore considered robust.
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The TA provides the percentage impact of the development at various junctions
within the study area and provides the estimated number of development trips at the
junction. The Core Strategy refers to the expectation that funding due to cumulative
impacts will be sought towards mitigation schemes. Where a development yields 10
or more peak hour trips through a congested junction as identified in the SAP
infrastructure background paper (and does not warrant funding direct mitigation in
its own right) then a proportion of the cost of appropriate mitigation will be sought.
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In light of the above, contributions have been sought for the following junctions
towards the delivery of the proposed improvements at the congestion hotspots
below:
•
•

A6110 Ring Road/A643 Elland Road/Manor Mill Lane - £224,140
A650 Tingley Common/Rein Road/Shire Road/Bridge Street - £54,750
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The contributions will be secured via S106 Agreement.
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In addition, following review of the modelling outputs that indicated increases in
queues and delay at the A650/Rein Road/Bridge Street junction, the A650 junctions
with Common Lane and with A654 Thorpe Lane/Smithy Lane as a result of the
proposed development. A contribution towards upgrades at the signal controlled
junctions, including implementation of MOVA control and bus priority as an effective
way of offsetting the increased queues and delay to public transport; which would
reduce the time the junctions see peak traffic levels thereby providing benefit to all
users. A contribution of £50,000 will be secured by S106 Agreement.
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Beyond the site access, the key constraint on the highway network is the M62
Junction 28 on the Strategic Road Network. The developer’s highway consultant
together with the Chidswell developer’s highway consultant have undertaken
junction assessment at the junction. The Chidswell site is allocated for mixed-use
development comprising residential, employment and ancillary land uses, and a new
primary school, in the Kirklees Council (KC) adopted Local Plan (2019) (KC Local
Plan site ID: MXS7). As both the proposed development and the Chidswell site
would have an impact M62 Junction 28, the Highway Authorities together with
National Highways required the developers to work collaboratively when considering
the combined potential impacts of the respective developments and subsequently
propose a combined mitigation scheme which is anticipated to mitigate the impacts
of the proposed developments.
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For the TRANSYT assessment of cumulative impact at M62 Junction 28 the traffic
flows collected in 2019 have been considered to 2033, the end of the Leeds local
plan period. The future year base scenario has been obtained 2033 + Committed
developments. This has been compared with the 2033 + Committed Developments
+ Proposed Developments + Proposed mitigation scheme to demonstrate that nil
detriment can be achieved or close to nil detriment. In addition, the proposed
mitigation was tested with the 2019 base + Committed developments + Proposed
developments to investigate if nil detriment or close to it can be achieved.
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Drawing no. A13398-T-146-D indicates the proposed mitigation scheme at M62
Junction 28 including: • Improved Topcliffe Lane/A653 Dewsbury Lane
• LCC Mirfield-Dewsbury-Leeds northbound bus gate
• New crossings and pedestrian routes to central island
• Removal of pedestrian routes from the peripheral of the roundabout
• Lane reconfiguration to M62 Eastbound off slip to provide safer access to
A653 Dewsbury Road (N)
• Additional lane capacity to the northern circulatory area
• Additional lane capacity to M62 Eastbound on-slip exit
• Additional lane capacity to south-eastern circulatory area
• Additional lane capacity to A653 Dewsbury Road (S)
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The mitigation scheme requires a supplementary Independent Stage 1 Road Safety
Audit (RSA1) as a final check before the works can be formally accepted. The RSA
should be in accordance with GG119 and the audit brief first agreed with LCC. LCC
would act as the Overseeing Organisation. The RSA1 together with any designer’s
response must then be submitted by the applicant for consideration/approval by the
Local Highway Authority. Planning permission must not be issued until the proposed
works have been deemed to be acceptable (by the Local Highway Authority) and
the Local Highway Authority have confirmed that the RSA1 and any designer’s
response is acceptable.
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The A653 Dewsbury Road southbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be well within the capacity
during the AM peak and above practical capacity but within the absolute capacity
during the PM peak. In the ‘with development, with mitigation’ scenario the arm is
expected to well within capacity during both the AM and PM peak periods. As such
the mitigation is anticipated to deliver improved operation of this arm.
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The A650 Bradford Road westbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be significantly over the
absolute capacity in the AM peak with extensive queueing and in the PM peak the
arm is above the practical capacity but within the absolute capacity. In the ‘with
development, with mitigation’ scenario the arm is expected to be significantly over
the absolute capacity in the AM peak with extensive queueing and in the PM peak
the arm is above the practical capacity but within the absolute capacity. Therefore,
the mitigation is not anticipated to deliver clear benefits at this arm during the AM
peak, however, the additional 15 pcu are not considered to result in severe impact.
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The A653 Dewsbury Road northbound arm of the junction in the ‘without
development, no mitigation’ scenario is anticipated to be significantly over the
absolute capacity in the AM peak with extensive queueing and in the PM peak the
arm is well within capacity. In the ‘with development, with mitigation’ scenario the
arm is expected to be significantly over the absolute capacity in the AM peak with
extensive queueing and in the PM peak the arm is above the practical capacity but
within the absolute capacity. Therefore, the mitigation is not anticipated to deliver
clear benefits at this arm during the AM peak, equally there is no disadvantage as
the additional 3 pcu are not considered to result in severe impact.
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The A650 Bradford Road eastbound arm of the junction in the ‘without development,
no mitigation’ scenario is anticipated to be significantly over the absolute capacity in
both the AM and PM peak periods with queueing. In the ‘with development, with
mitigation’ scenario the arm is expected to be significantly over the absolute
capacity in both the AM and PM peak periods with extensive queueing. Therefore,
the mitigation is not anticipated to deliver clear benefits at this arm during both the
AM and PM peak periods, equally there is no disadvantage as the additional circa
15 -24 pcu are not considered to result in severe impact.
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Given the above comparison of the ‘with’ and ‘without’ development scenarios, on
balance the mitigation scheme with improved provision for pedestrians, cyclists and
bus priority at and already congested location is considered acceptable.
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It is intended that the highway works comprising the mitigation scheme are secured
by a planning condition with a standard S278 Agreement being required, where the
Council designs and delivers the highway works and the three developers (Capitol
Park, Chidswell and Haigh Moor Road) would pay for the works broadly related to
the contribution of development trips through junction. The highway works will be
phased, with the details of the phasing to be considered.
Highways Conclusion
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Overall, it is concluded that the proposal is acceptable in highway terms. Subject to
relevant conditions and the requirements of the Section 106 Legal Agreement, and
the RSA1 for the mitigation scheme, it is anticipated that the proposed development
will provide a safe and secure access for pedestrians, cyclists and people with
impaired mobility with appropriate parking provision such that the means of access
is acceptable. On this basis, the development is also not considered to result in a
severe residual cumulative highway impact to warrant a refusal such that it must be
concluded that the proposed means of access is acceptable and the development is
in accordance with Policy T2 of the Core Strategy and guidance within the NPPF.
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Design, Layout and Heritage
167

As previously set out, this proposal is a hybrid application with some matters being
submitted in detail that seek full approval and other matters which are for the
purposes of outline consent and for which further details are to be supplied at the
Reserved Matters stage. At this stage, no detailed designs have been developed for
the buildings, however, a series of parameter plans have been provided to guide the
detailed phases of development including the development plots, scale and building
heights, landscaping within the built areas, permeability and drainage.
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An indicative masterplan has been submitted which shows how the Proposed
Development can be accommodated within the site. Access to the site is taken from
Topcliffe Lane and improvements are proposed to the existing round about; all other
internal access are to be approved at Reserved Matters stage.

169

The proposed parameter plans indicate three Character Zones, including the parcel
of land to the north of the site that is to be utilized for Green Infrastructure, including
the drainage ponds. The land to the north of the allocated SAP site is separated by
an existing PROW, no 70, and PROW no.65 runs from north to south, making a
logical separation between Character Zones 1 and 2.
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The site is of a scale that development will be phased, and accordingly, the land has
been divided into 3 parcels of land. Of the five units, Unit 1 is located on parcel 1;
Units 2 and 3 are situated on parcel 2; Units 4 and 5 are located on parcel 3.Units 5
and 2 are the largest units with Units 1, 3 and 4 being small to medium sized
buildings. Further to the Masterplan, the Parameter Plan outlines overall heights of
proposed buildings. Development Parcel one restricts heights of buildings to 14.1
metres; Development Parcel 2 restricts heights of buildings up to 20.6 metres, and;
Development Parcel 3 restricts heights of buildings up to 22.4 metres. To the north
of Character Zone 2, the overall building heights will be restricted to 5 metres.
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Although no detailed designs have been confirmed, the Design and Access
Statement that accompanies the planning application has outlined a design
approach that the Reserved Matters applications will follow. The suggested
materials indicate a palette of materials that will complement those used within the
wider existing commercial estate. The suggested palette of materials and potential
applications are outlined below, however, any approval will secure high quality
materials through the imposition of conditions:
•
•
•
•
•
•
•

172

Silver, metallic or grey colour cladding
Profiled or flat metal cladding
Large format window or curtain walling systems
Feature building elements in strong colours or accent materials
Standing seam or single ply membrane roofs
Graduated cladding colours to reduce visual impact of large
buildings
Translucent glazing, poly carbonates or membrane technology

The masterplan shows the main access routes through the site and arrangements
for servicing and car parking. A ratio of car park to building equates to 1.2 spaces
per thousand square feet. Service yards allow for 25m turning circles for HGVs and
car parking is accessible and close to the main entrances, reducing conflict between
pedestrian routes and service yards. The car parking and servicing has been laid
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out as far as practicable to ensure that the buildings are set back into the site and
close to the existing built forms of the Capitol Park Estate.
Topography and Earthworks
173

The site is elevated at a level of circa 136.00m AOD and is of a similar level to the
existing Capitol Park business park to the south. Various earthworks are proposed
to facilitate the development, including development platforms, earthwork bunds to
help mitigate visual and noise impacts. The works will alter the landscape and be
visible from various aspects, including the residential areas to the north and west.
The context of the wider area, although close to areas of residential properties, is a
mixture of uses that are significantly defined by existing commercial and industrial
units and the wider strategic highways networks. The impact of the re-modelling of
land is mitigated to a significant degree by the proposed landscaping earth bunds
and other boundary treatments, such as acoustic fencing.
Layout and Equality
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Although the detailed design of buildings and access have yet to be submitted for
approval, it is considered that the access arrangements shall be inclusive and allow
for level accesses, disabled parking bays and legible and easily navigated roads
and footpaths throughout the site. The indicative design layout is efficiently designed
to segregate heavy goods traffic from pedestrians.
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The proposal includes upgrades to sections of existing PROW, and the creation of
two new PROWs circumnavigating the drainage pond and linking Topcliffe Lane
with the Topcliffe Beck. The upgrades will improve surfaces to allow for inclusive
access and a wide segregated cycle/pedestrian route through the site from north to
south will improve the connectivity of the site to the wider residential areas.
Crime and surveillance
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As detailed design of buildings have yet to be confirmed details such as boundary
specifications, CCTV and cycle storage provisions have yet to be provided. West
Yorkshire Police have commented on the proposal however the detail required are
to be dealt with through the Reserved Matters applications.
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It is noted that the proposal does have a layout whereby the boundaries of the units
have wide landscaped buffers that provide a degree of visual relief, but also the
opportunity to plant landscaping that can encourage security, (the use of hawthorn
hedges etc.) The layout also outlines wide segregated public footpaths/cycle routes
that although set in between landscaped areas, are indicated to have a variety of
planting that range in height so as not to create claustrophobic spaces that are dark
and unusable at night. The width and layout of the footpaths through the built estate
are considered to be acceptable in this respect, subject to conditions.
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The indicative building layout shows units that are to be spread out across the site
and interspersed with car parking and servicing areas. The buildings are not close
together and this is considered to facilitate good security across the overall site.
Heritage and Archaeology
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The site falls outside of Morley Town Centre Conservation Area approximately 600
metres to the north-west of the site. Furthermore, the site is not occupied by any
Listed buildings. There are, however, various non-designated heritage assets within
the site that require significant justification before their loss can be approved.
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Some of the buildings at Topcliffe Farm are non-designated heritage assets based
upon the existing buildings’ age and local architecture and vernacular. The ES
outlines no-designed heritage assets and also recorded the remaining buildings on
site. The NPPF requires that the effect of an application on the significance of a
non-designated heritage asset should be taken into account in determining the
application. In weighing applications that directly or indirectly affect non-designed
heritage assets, a balanced judgement will be required having regard to the scale of
any harm or loss and the significance of the heritage asset. It is considered that in
line with the Technical Paper produced in relation to the Heritage Assets
significance, that the buildings proposed to be demolished and the setting of the
wider heritage assets are of Low significance.
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The applicant has worked closely with the West Yorkshire Archaeology Advisory
Service (WYAAS) to secure a good understanding of the site’s archaeological
potential and WYAAS have commended the work carried out to date.
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Based on the results of the archaeological evaluation the WYAAS are content that
the application site’s archaeological significance can be secured and preserved by
record. Public benefit can be achieved through this work and the final publication of
the results. The necessary mitigation works are considered to be best secured by a
condition imposed on any approval, which would involve a written scheme of
investigation to be agreed. Subject to the imposition of a condition requiring such
works, the proposal in this respect is considered to be acceptable.
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The impact on the non- heritage assets within the site are also taken into
consideration, together with the impact of the proposal upon the setting of wider
heritage assets, such as local Conseravtion Areas of Listed buildings. The impact
on the setting of the wider heritage assets is considered to be Low given the scale
of the buildings to be demolished. Furthermore, on balance, the significance of the
non-designated heritage assets is considered to be Low, but sufficient work has
been carried out to preserve by record.
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At paragraph 202 of the NPPF it is stated that where any harm to a heritage asset is
less than substantial (in this case the impact of the setting of the wider heritage
assets), the harm should be weighed against the public benefit. In this case the
impact is considered to be low given the siting and landscaping of the proposed
units, and on balance this is outweighed by the significant economic and social
benefits that the proposal will create.
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Further to the above paragraph, at paragraph 203 of the NPPF it is considered that
a balanced judgement is necessary having regard to the scale of the harm or loss
and the significance of the non-designated heritage asset. On balance, the proposal
is considered to have mitigated against the impact upon any non-designated
heritage asset and the loss of the existing buildings is considered to be acceptable.
Visual Impact
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The proposed buildings will create a marked change to the existing landscape and
views of the site from various locations have been assessed as part of the ES. The
design parameters of the site have been arrived at and the layout has been
organized to ensure that built form has a small an impact upon the landscape as
possible. The topography of the site and the need to create development platforms,
does increase the prominence of the buildings within the wider Capitol Park site,
however, the landscaping proposed, together with the heights and massing of the
buildings at the northern edges being restricted in height, do minimise the views into
the site and the overall visual impact.
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Landscaping, earthworks/ bunds and the natural topography of the site and wider
residential areas, means that the visual impact of the site when in relatively close
proximity will be of an acceptable level. Although more of the buildings in theory will
be seen from vistas further afield, these distances, together with the use of a range
of cladding materials and innovative design detailing, will ensure that the impact is
not significant to the degree that would warrant a refusal of consent.
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The proposal has considered in the ES the potential impacts upon the local climate.
It is acknowledged that the Proposed Development is located on land that
undulates, and that the buildings are large in scale and situated on high ground.
However, the proposal has incorporated drainage schemes and landscaping that
will help the proposal to be accepted into the landscape without adversely impacting
upon the local micro climate. Furthermore, the detailed design of the buildings will
form the Reserved Matters applications and further consideration of the impact of
each building will be carried out at that stage.
Land Contamination and Drainage
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A Phase 1 Desk Study Report and Phase 2 Ground Investigation Report have been
submitted and these are considered to be acceptable. With regards to the ground
conditions and future remediation measures that may be necessary, it is considered
that the proposal is acceptable in this regard, subject to conditions.
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The site is indicated to fall within Flood Zone 1 which comprises land assessed as at
a low risk of flooding from watercourse and/or sea with less than a 1:1000 annual
probability of river or sea flooding.
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The proposed surface water drainage deign aims to mimic and reduce existing run
off by restricting discharge to the identified exiting green field run off rate (4.57 litres/
per second), for all storms up to and including the 1 in 100-year storm event plus
40% climate change allowance. To mitigate storms above the greenfield run off rate
storage will be provided in a series of dry detention basins.
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A drainage strategy has been submitted and although further details are considered
to be necessary, in principle the drainage scheme is considered to be satisfactory
and compliant with policy EN5. Any approval should be subject to a condition
relating to the full details being provided regarding the drainage scheme.
Landscaping and Ecology
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The application is supported by a strategic landscaping scheme for the areas set out
to the north of the allocated site. Further to this, although indicative landscaping
through the parameter plans is shown, further details and approval will be required
at the Reserved Matters stage.
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The landscaping will include a variety of planting to function in different ways. The
key elements of the strategy include:
•
•
•
•
•
•

Native Street tree planting to a minimum of 20-25cm girth
Standard Tree planting within native structure planting, to create taller screen
against development parcel 2 and 3.
Species rich meadow, enhances ecological value of pasture to the north of the
Site, between Proposed Development and Morley. This will create additional
amenity.
Marginal and aquatic planting around the attenuation areas (ponds), to
enhance ecological value and create new habitat.
New hedgerow to southern side of PROW no. 70 (east –west) to create
separation between route and Proposed Development. Structure planting to
the northern side of the route to provide screening from Morley.
Re-surfacing of existing Pubic Right of Way Morley 70 (east –west) from earth
track to self-binding gravel with timber post and rail fencing in keeping with
agricultural character of surrounding area.
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The overall strategic landscaping to the north of the site is the foundation of the
details to be approved in full at this stage. Further landscaping of the internal areas
of the site will be subject to scrutiny further at the Reserved Matters stage and
through conditions, but ultimately, the overall strategy is considered to be
acceptable and the approach across the entire site is deemed to be acceptable.
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The overall strategy for the landscaping across the site informs the biodiversity
assessment that has been carried out and, for which, it is considered that a
biodiversity net gain of 12.22% will be achieved. The landscaping and planting
within the site will be extensive. Furthermore, in line with the policy, the assessment
considers that the existing wildlife habitats and areas for development will improve
opportunities for wildlife and not impact upon the integrity and connectivity of the
Leeds Habitat Network.
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A Biodiversity Enhancement Management Plan will be produced and agreed with
Leeds City Council to include the details of the landscape and habitat creation,
management and subsequent monitoring of the strategic landscaped areas, habitat
areas and attenuation ponds. This will seek a net gain of at least 10%. The
management and maintenance of these areas will be undertaken by a Management
Company established by the Applicant and secured through conditions and a
Section 106 Agreement.
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Overall, the landscaping benefits of the site will be acceptable in terms of the
biodiversity improvements and in terms of the visual and spatial impact the proposal
will have on the openness of the Green Belt and the wider area. It is considered that
the proposal is well designed and as such, is in accordance with local and national
planning policy.
Amenity Impact
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The design details of the buildings are to be considered at the Reserved Matters
stage. However, the parameters plan has indicated a layout that will minimise the
scale of the development at the northern periphery of the site. The proposed
development is distanced from residential properties to the extent that the proposed
works will have minimal impact upon the neighbouring properties in terms of
overbearing/ overshadowing and loss of natural light. Similarly, distances and
boundary treatments will negate any privacy issues or immediate impact upon living
conditions or working environments of neighbouring properties/ buildings.
Noise and Vibration
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The impact of noise and vibration will be considered in greater detail in the
submissions of Reserved Matters applications. However, the ES has outlined the
potential impacts and as part of the details proposed in full, earthworks/ bunds and
strategic landscaping are to be created/ planted to provide barriers to noise to
receptors, such as local residential properties and the PROWs.
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A Noise and Vibration Assessment has been undertaken, which considers the
potential effects of noise and vibration and this has taken into account both the
circumstances of the construction and operational phases.
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Conditions will be imposed relating to construction practices such as hours and the
implementation of temporary screening acoustic measures. Furthermore, acoustic
screening to the operational buildings will be the subject of conditions and further
details to be submitted as part of the Reserved Matters applications. The
assessment of the potential noise and vibration issues can be mitigated through
measures that can be secured by conditions and, accordingly, the proposal in this
respect is considered to be acceptable with regards to all local and national planning
policies.
Lighting
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An assessment of the site has been carried out examining the existing lighting
environment and the potential for adverse obtrusive light effects resulting from the
proposal. Although the site itself has minimal lighting at present, the surrounding
area is notably lit and associated with obtrusive light.
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It is proposed to mitigate against excessive light spill through mitigation measures to
be addressed further in the Reserved Matters stage. However, conditions will be
imposed at this stage. Measures proposed, which will be evolved further through the
Reserved Matters applications, include reduced column heights and tilting and
strategic positioning of lights away from the receptor locations. Subject to
conditions, the proposed lighting can be controlled in a way that will not worsen the
current light levels, or be a source of obtrusive light conditions. Accordingly, in this
respect the proposal is considered to be acceptable in terms of local and national
planning policies.
Air Quality
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The site is not within an Air Quality Management Area, but the ES has assessed
fully the implications of the proposal upon air quality. A detailed assessment has
been undertaken and this has outlined the impact upon air quality during the
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operational phase of the development. It is considered that the impact of the
proposal in air quality terms will be negligible, and all predicted pollutant
concentrations will be well below the relevant Air Quality Objectives.
206

A Dust Management Plan will be prepared for the Site as part of the Construction
Environmental Management Plan, and will set out mitigation measures for dust and
fine particulate matters. These will include measures such as ensuring bunded
aggregates are kept wet, re-vegetating earthworks and soil stockpiles as soon as
practicable, and wheel washing systems and dust sweepers.
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It is not considered likely that the development will introduce any new odour or
industrial emission sources, either in the construction or operational phases. A
condition can be imposed and therefore no impact on existing areas, such as
nearby residential properties, employment sites or PROWs.
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The proposal is considered to be acceptable in terms of Policies P10 of the Core
Strategy and paragraphs 185 and 186 of the NPPF.
Representations
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The representations that have been received raised a variety of concerns regarding
the proposal, of which, those which are material planning considerations have been
addressed in the report above. However, the following representations are covered
here which are either non material considered that can be given significant weight,
or because they are not covered above.
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Concerns were raised regarding the impact upon values of local residential
properties. Various factors influence house values and as such, it is not a material
planning consideration that can be given weight in the assessment of this
application.
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The comments raise concerns with the public consultation process for the
application. The application has been publicized in accordance with both local and
national requirements and the applicant has engaged with the local community in a
positive and meaningful way. Furthermore, in respect of the principle of the use this
was subject to extensive public consultation as part of the SAP adoption process.
Planning Balance
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The NPPF requires a planning balance to be concluded in respect of the impact of
development upon the heritage value of the site and wider area, against any public
benefit. Although this is outlined in the above report, the following section of this
report clearly outlines the Planning Balance in this respect. Furthermore, the
strategic landscaping, engineering works and drainage ponds within the designated
Green Belt are considered to be appropriate in respect of Paragraph 150.
Heritage
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The proposed scheme has considered the impacts of development upon both the
non-designated heritage assets within the site and the wider impact upon Listed
buildings and Conservation Areas in the wider area. A balanced judgement, based
upon the scale and extent of demolition has been made and the impacts are
considered to be low and means of preserving and recording the heritage value of
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the site have been carried out where possible, and will be the subject of a condition.
The public benefits of the scheme are numerous in terms of socio -economic
benefits, together with improved landscaping and biodiversity improvements across
the allocated employment site and the parcel of land designated as Green Belt.
Green Belt
214

With regards to the Green Belt, the landscaping and drainage works to be carried
out in the parcel of land designated as Green Belt, will have a visual impact upon
the skylines and from views around the site. However, the works to be carried out
further enhance the biodiversity of the site, improve the landscaping and
accessibility of the area through the further creation of public footpaths. The area of
Green Belt is not eroded in size and in a spatial capacity, the openness is therefore
considered to be preserved. Furthermore, although the works will visually alter the
space, the increased landscaping, drainage works, biodiversity improvements and
public footpaths allow the openness to be preserved, and the visual impact to be
kept to a minimal. The increased biodiversity improvements on this Green Belt land
enhance its purpose and the reasoning for it being included as Green Belt.
Summary of Planning Balance
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In summary, the public benefits of the proposal both in terms of impact upon the
cultural heritage of the site and any impact upon wider heritage assets, together with
the impact upon the Green Belt, are considered to be acceptable.
Summary
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The application site comprises two employment allocations within the development
plan). The site offers an opportunity to provide large scale units, close to a highways
network capable of accommodating logistic and distribution centres, which are
required to reflect economic and social changes of recent years.
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The application proposed is a hybrid application, which has outlined the strategic
earthworks, highway improvements (wider improvements to junction 28 of the M62
and improvements to the entrance from Dewsbury Road) drainage strategy and
strategic landscaping proposed to deliver 102,890sqm of employment space.
Reserved Matters relate to the development of the buildings, car parking, servicing,
landscaping around the internal site and other associated infrastructure.
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The principle of developing the proposed site, allocated as EG2- 19 and the
identified site (Ref. EG1-60), will deliver a 26.8 hectare employment site, which
contributes to the LPA’s minimum requirement for the provision of 493 hectares of
general employment land for the period of 2012 – 2028. The proposal will have a
range of socio-economic benefits through the provision of significant investment into
the area, and region as a whole; such investment will result in job opportunities and
a more competitive local economy through the provision of a range of commercial
buildings that are sustainably located and suitable to current, and forecasted,
market trends for the logistics sectors.
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This application has comprehensively assessed the environmental impacts of the
proposal, including the impact upon and those relating to residential amenity, visual
impact and impact upon climate change. The proposal has sought to demonstrate
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that on balance the public benefits outweighs the impacts of development upon the
local heritage assets and non-designated heritage assets, and where necessary
records of the cultural heritage have been made. The proposal is considered to
impact upon the character of the area and undoubtedly will alter the landscape
when compared to the existing characteristics of the site. However, the proposal
includes mitigation measures to improve the biodiversity of the landscape and
minimise the visual/ potential residential impacts (noise, vibration, light and air
pollution) to an acceptable level.
220

Further to the above, it is also recognized that the proposal will have an impact upon
the existing highways infrastructure, given the scale of the Proposed Development,
but also due to the end use which is foreseen to be for the logistics sector. However,
as outlined above, significant mitigation measures are proposed, both through works
to be carried out to the immediate highways network at the entrance to the Capitol
Park Estate, but also to junction 28 of the M62. The mitigation measures, including
the physical proposed changes and contributions towards such, are considered to
not only be sufficient to mitigate against the proposals impacts, but also provide a
foundation for wider connectivity improvements (increased footpath and cycle
routes, in and around the immediate site) to promote sustainable travel.
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When the wider social, economic and environmental impacts are considered and
balanced against the significant benefits offered by the Proposed Development
(employment, large scale investment, long term sustainable location and the
enhancement and improvement of landscaping and biodiversity) the proposal is
considered to be acceptable. The Proposed Development is considered to meet the
aims and objectives of both national guidance and Leeds Local Plan l and is a
sustainable development.

222

With consideration being given to all other matters, it is considered that this proposal
is compliant with the policies of the Core Strategy, Unitary Development Plan and
the National Planning Policy Framework. As such, the application is considered
acceptable and is recommended for approval subject to conditions and a Section
106 Agreement.
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