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EXECUTIVE SUMMARY 

a) Purpose of Representations 

1. These Representations are made on behalf of Clayton West Development Company Limited 

(“CWDCL”) in response to Kirklees Metropolitan Borough Council (“the Council”)’s consultation on 

the publication draft of the Kirklees Local Plan (November 2016) (“the draft Local Plan”). 

 

2. CWDCL have a development option on the land shown on the Plan at Appendix 1 (“the CWDCL 

Land”). 

 

3. The Council is proposing to allocate 16.79ha of the CWDCL Land (“the Site”) (see Appendix 2 for Site 

Area) for employment development in the draft Local Plan (Policy E2333a). 

 

4. CWDCL support the Council’s intention to allocate land in this area for employment purposes.  

 

5. However, the Site proposed covers a considerably smaller area than that promoted by CWDCL 

through the Call for Sites Exercise and in all representations since that time, extending to just 16.79ha 

(gross) as opposed to the 25.7ha promoted.  

 

6. These representations demonstrate that, as a consequence, the Site is unable to deliver the scale of 

development that is required by the market and has been deemed appropriate in this location by the 

Council (on the basis of its own Evidence Base) to deliver its Spatial Growth Strategy and its Economic 

Strategy.  

 

7. The proposed allocation can, however, be extended such that it is capable of delivering the scale of 

development that is required and appropriate without adverse implications, delivering additional 

economic, environmental and social benefits as a result. 
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8. CWDCL object to the Plan’s failure to identify an appropriately sized site, and one that is 

environmentally suitable and sustainable in all respects. 

 

b) Relevant Background 

9. CWDCL have submitted representations to the draft Local Plan at every stage of its development. 

Those representations have consistently demonstrated that the CWDCL Land:  

 

 Is appropriate and sustainably located for employment purposes; 

 Will provide a deliverable development option that realises the market and industry 

requirements of the local area and wider Functional Economic Area; 

 Is a realistic, attractive and viable development opportunity; 

 Will provide significant employment opportunities locally to help overcome current patterns 

of out-migration and support proposed population growth, delivering sustainable and 

prosperous communities; 

 Will not undermine the purposes of the Kirklees Green Belt in this location; 

 Is capable of being designed to reflect local landscape characteristics and will respond well to 

local landscape patterns; 

 Can provide appropriate space within development for new areas of woodland planting to 

assimilate development within its surroundings; 

 Will not harm the character or setting of local heritage assets through the provision of carefully 

designed and meaningful landscape treatment; 

 Can be appropriately and safely accessed; 

 Will not have an unacceptable impact upon ecology and (through the provision of new 

landscaping) has the potential to deliver significant biodiversity improvements; and 
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 Can be appropriate served by necessary utility provision and can be effectively designed to 

overcome localised topographic constraints; 

 In these circumstances, the entire site merits allocation. 

10. These representations demonstrate that these conclusions remain valid. 

 

c) The Need for the Allocation to be Re-drawn 

11. As a consequence of the Council’s intention to allocate just 16.82ha of the CWDCL Land (rather than 

the 25.7ha promoted by CWDCL), the Site will be unable to deliver the scale of development that is 

required by the market and has been deemed appropriate in this location by the Council (on the basis 

of its own Evidence Base) to deliver its Spatial Growth Strategy and its Economic Strategy 

(approximately 35% less).  

 

12. As a result, the proposed allocation will not fully respond to existing negative commuting patterns 

experienced throughout Rural Kirklees (and particularly in Clayton West) in order to help create more 

sustainable communities and patterns of travel.  

 

13. This is especially important given the Council’s intention to allocate sites in the draft Local Plan to 

accommodate substantial housing growth in the local area over the Plan Period. 

 

14. The northern boundary of the CWDCL Land is marked by easily read features present on the ground, 

including the Public Right of Way, a tarmac drive and overhead power lines. It would create a 

stronger, more readily recognisable and more defensible Green Belt boundary (once redrawn) to the 

north of the allocation than the Council’s proposed boundary. 

 

15. Furthermore, as a result of the proposed allocation not being capable of delivering the scale of 

employment development that is required in this location, the Green Belt boundary (once redrawn) 

will be inconsistent with the Local Plan strategy for meeting identified requirements for sustainable 

development.  
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16. As a consequence, it will need to be altered at the end of the Plan Period (or before) (contrary to 

Paragraph 85 of the NPPF) to accommodate medium to longer term development needs in this part 

of the Borough.  

 

17. There is also a need to take account of the area’s environmental constraints and sensitivities, 

including topography. The CWDCL and land would have better regard to these issues than the 

proposed allocation. 

 

18. These representations demonstrate that proposed allocation can be extended to incorporate the full 

extent of the CWDCL Land without adverse implications whilst delivering important benefits 

including the delivery of employment floorspace which meets the need of the market in full. 

 

19. Respectfully, CWDCL suggests that the Plan is modified to allocate the entire site shown on the Plan 

at Appendix 1 to ensure that the Local Plan is sound.  
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1 INTRODUCTION 

a) Purpose of Representations 

1.1 These Representations are provided in response to the Kirklees Draft Publication Local Plan (“the 

Draft Local Plan”) Consultation (November 2016) on behalf of Clayton West Development Company 

Limited (“CWDCL”) who are promoting Land to the north and south of Wakefield Road, Clayton West 

for allocation for employment use. 

1.2 CWDCL have a development option on land shown on the Plan at Figure 1 (and included at Appendix 

1). This land is referred to throughout these representations as the “CWDCL Land”. 

  

                                                                                                              Figure 1: Extent of CWDCL Land 
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1.3 The CWDCL Land has been allocated (in part) in the Draft Local Plan for employment purposes under 

draft Policy E2333a (hereafter referred to as “the Site”) (see Figure 2 below and Appendix 2 for site 

area).  

  
Figure 2: Proposed Allocation E2333a 

1.4 The Council’s intention to allocate land in this area for employment is supported by CWDCL and has 

been demonstrated to be appropriate and deliverable in previous representations (dated January 

2015, February 2016 and August 2016).  

1.5 However, the Site covers a considerably smaller area than that promoted by CWDCL through the Call 

for Sites exercise and subsequent representations, extending to just 16.82ha (gross) as opposed to 

the 25.7ha promoted (approximately 35% less).  
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1.6 The allocation is (along with all other allocations in the Draft Local Plan) market derived, i.e. the 

Council have in drafting the Local Plan assessed the development potential of those sites put forward 

for allocation through the previous Call for Sites exercise and their capability or otherwise to meet in 

full, the Council’s employment land requirement (175ha). 

1.7 Whilst each site has been considered against its technical suitability, deliverability and viability, the 

Council has also considered whether the market led supply is appropriately distributed to meet 

market demand and capable of supporting wider demographic characteristics including proposed 

housing growth and the provision of sustainable, mixed communities.  

1.8 The Council’s employment evidence base has determined there are three distinct Functional 

Employment Areas (FEAs) in Kirklees: Huddersfield, North Kirklees and South Kirklees, which are 

themselves defined by physical and socio-demographic characteristics. 

1.9 The South Kirklees area is considered the most “rural” area with a more limited workforce catchment. 

The area caters for local demand and smaller scale business and operational requirements when 

compared to the northern parts of the Borough. 

1.10 Clayton West can be differentiated from much of South Kirklees given its prime position on the A636 

Wakefield Road and its proximity to the M1. Its location makes it uniquely attractive to regional and 

national occupiers, as well as a sustainable and accessible option for expanding indigenous local 

businesses.  

1.11 As such, the Council have a longstanding objective to support the provision of new employment land 

in Clayton West to ensure that there will be opportunities for new jobs close to the towns and villages 

in the South Kirklees area. 

1.12 Clayton West is recognised by investors and businesses as a strategic location where recent limited 

market activity is a reflection of limited land supply as opposed to local market failure. 

1.13 The Council has identified land to the east of the settlement (including the CWDCL Land) to be 

available, deliverable, viable and market attractive.  

1.14 The Council have concluded that it is appropriate and necessary to support the allocation of the Site 

for 52,115 sq m of flexible employment space in order to meet identified market demand, proposed 
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housing growth in (and near to) Clayton West and enable the creation of sustainable, mixed 

communities by addressing current patterns of commuting. 

1.15 By applying the figures of land to floorspace densities set out in the Roger Tym and Partner 2011 

Study (3,500 sq m of floorspace per hectare (net) for B1b, B1c and B2 and B8 uses) they conclude 

that this may be delivered on a net site area of 14.89ha (16.82 ha gross). 

1.16 Whilst there is strong market evidence to support the proposal to allocate in excess of an additional 

52,115 sq m of employment land on the Site, these representations demonstrate that there is a need 

for additional land beyond the 16.82ha allocated in the Draft Local Plan to appropriately and 

sustainably accommodate this level of floorspace and meet market demand.  

1.17 CWDCL have undertaken their own feasibility work which considers the amount of development that 

could be accommodated on the proposed allocation area. They have considered a range of possible 

development scenarios (different unit sizes and mixes, and alternative site layouts) and the physical 

characteristics and constraints of the Site.  

1.18 These development scenarios are shown in the Plans included at Appendix 3. CWDCL’s previous 

feasibility work, which indicates the likely approach to development of the CWDCL Land if allocated 

in full, is included at Appendix 4. 

1.19 CWDCL’s feasibility work has shown that the net developable area of Council’s intended allocation is 

in the order of between circa 10.1 and 11.3ha and, as such, is likely to only deliver in the order of 

35,100 – 37,250 sq m of commercial floorspace. This is some 14,865 - 17,000 sq m (up 33%) less than 

the amount required. 

1.20 There is also a need to take account of the area’s environmental constraints and sensitivities 

including topography, and to ensure that the Green Belt boundaries, when redrawn, are appropriate, 

defensible and longstanding. The CWDCL land is more appropriate in these matters than the 

proposed allocation. 
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b) Relevant Background 

1.21 Representations were submitted on behalf of CWDCL in response to the Council’s Local Plan Call for 

Site’s exercise in February 2015 in which it was demonstrated that the CWDCL Land was appropriate 

and sustainably located for employment development. 

1.22 In that evidence the CWDCL Land was assessed against a number of technical constraints, including 

topography and flood risk and was demonstrated to be deliverable in its entirety and capable of 

making a meaningful and appropriate contribution towards meeting the Council’s employment land 

needs. 

1.23 Releasing the CWDCL Land from the Kirklees Green Belt was shown to have no detrimental impact 

upon the five Green Belt purposes (NPPF paragraph 80) and that its impact upon landscape character, 

and visual amenity can be effectively controlled through the retention of landscape features where 

appropriate and the provision of new landscape and boundary treatment. 

1.24 It was shown that there are no environmental constraints that would prevent development coming 

forward on site. 

1.25 Further supplementary representations were submitted in February 2016 (in response to the draft 

Local Plan consultation dated November 2015) which further demonstrated that, whilst proposed 

allocation E2333 was appropriately located to meet identified needs for new employment floorspace, 

it was of insufficient scale to meet the level of need identified by the Council or market demand and 

it was necessary for it to be extended.  

1.26 Those representations also demonstrated that the proposed northern boundary of the allocation (as 

proposed by the Council at that time) was inappropriate as it did not follow logical features on the 

ground and it was not defensible. 

1.27 In August 2016 the Council advised CWDCL that it intended to redraw the northern boundary of the 

allocation (accepting that as previously shown it was inappropriate), but that it would not encompass 

the whole of the CWDCL Land.  

1.28 CWDCL were given an opportunity to respond and submitted further representations in August 2016. 

These were supported by a detailed Landscape Statement prepared by Smeedan Foreman which 
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demonstrated that the visibility of the northern area of the CWDCL Land was limited by physical 

features within the landscape and that commercial development could take place without any 

unacceptable landscape or visual impacts. 

1.29 The representations also considered the appropriateness of an amended northern boundary 

proposed by the Council. It, however, remained the case that the proposed allocation had a less 

defensible boundary to the north of the allocation.  

1.30 This was, in part, due to the fact that the amended northern boundary proposed by the Council 

reduced the allocation area further still from that proposed by the Council in November 2015, limiting 

its ability to deliver an appropriate level of floorspace to meet the level of identified need or market 

demand. 

1.31 The extent of the proposed allocation and its northern boundary as proposed by the draft Local Plan 

are as they were at the time of CWDCL’s representation dated August 2016. 

c) Representations 

1.32 These representations reconfirm the need to allocate the CWDCL Land in full (25.7ha) in order to 

meet market demand for employment land in this location. 

1.33 These representations demonstrate that the CWCDL Land shown at Appendix 4 will: 

 Provide a deliverable development option that will meet market and business requirements in 

the local area and wider Functional Economic Area and is a realistic, attractive and viable 

development proposition; 

 Provide significant employment opportunities locally to help overcome current patterns of 

outmigration and to support population growth locally and deliver sustainable and prosperous 

communities; 

 Not undermine the purposes of the Kirklees Green Belt in this location; 

 Reflect and respect local landscape characteristics and the CWDCL Land is capable of being 

designed to respond well to local landscape patterns; 
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 Provide appropriate space within the allocation area for new areas of woodland planting to 

assimilate development within its surroundings; 

 Not harm the character or setting of local heritage assets through the provision of carefully 

designed and meaningful landscape treatment; 

 Be appropriately and safely accessed via Wakefield Road; 

 Be appropriately accommodated without an unacceptable impact upon ecology, and through 

the provision of meaningful new landscaping, has the potential to deliver significant 

biodiversity improvements;  

 Be appropriately served by necessary utility provision; and  

  Be effectively designed to overcome localised topographic constraints. 

d) Structure of Representations 

1.34 The remainder of these representations are structured as follows: 

 Section 2 – provides a summary of the national, regional and local policy context together with 

the evidence base which supports the allocation of the CWDCL Land in its entirety; 

 Section 3 – provides an overview of market demand at a Regional, Borough and sub-Borough 

scale and the specific market interest in Clayton West and the CWDCL Land which supports the 

scale of floorspace that  the Council propose for the site and the CWDCL Land will support (but 

the Council’s proposed allocation will not); 

 Section 4 – demonstrates the appropriateness of the CWDCL Land for allocation with to 

technical and environmental constraints, as well as the impact of these site specific constraints 

on the site’s development yield and viability and the socio demographic characteristics of the 

area. 

 Section 5 – concludes that the allocation of the CWDCL Land shown at Appendix 4 is 

appropriate, sustainable and viable, and therefore a deliverable development allocation for 
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employment and that, as currently prepared, the Local Plan is unsound. It concludes by setting 

out that the Plan can be made sound by allocation the CWDCL Land in full.   
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2 PLANNING POLICY CONTEXT 

a) National Planning Policy Framework 

2.1 The presumption in favour of sustainable development is central to national planning policy; It is the 

“golden thread” that runs through plan making (NPPF, Paragraph 14). 

2.2 For Kirklees this means “positively seeking opportunities” through the Local Plan process to “meet 

the development needs of an area”. The Local Plan will need to meet “objectively assessed needs” 

(NPPF, Paragraph 17) whilst remaining “flexible” in order to “rapidly respond” to changes not 

anticipated in the Plan (NPPF, Paragraph 21). 

2.3 The Kirklees Local Plan should take account of market signals, and set out a clear strategy for 

allocating sufficient land which is suitable for development in their area, taking account of the needs 

of business communities (NPPF, Paragraph 17). 

2.4 The Government is committed to securing economic growth in order to create jobs and prosperity. 

There is an emphasis in the planning system on supporting “sustainable economic growth”, which 

should be reflected in the Kirklees Local Plan (NPPF, Paragraph 19).The Council should “plan 

proactively to meet the development needs of business and support an economy fit for the 21st 

century” (NPPF, Paragraph 20). 

2.5 It is necessary for the sake of soundness that the policies of the Kirklees Local Plan should recognise 

and seek to address potential barriers to investment through setting out a clear economic vision and 

strategy for the area and to positively and proactively encourage sustainable economic growth. 

2.6 This includes identifying strategic sites to accommodate commercial development for both local and 

inward investment to match the Council’s strategy and meet anticipated needs over the Plan Period. 

Policies should “support existing business sectors, taking account of whether they are expanding or 

contracting and, where possible, identify and plan for new or emerging sectors likely to locate in their 

area” (NPPF, Paragraph 21). 

2.7 Policies should be flexible enough to accommodate needs not anticipated in the Plan and to allow a 

rapid response to changes in economic circumstances should they arise. 
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2.8 The fundamental role of Green Belts is defined in the NPPF (Paragraph 79) as being to prevent urban 

sprawl by keeping land permanently open. The essential characteristics of Green Belts are their 

openness and their permanence (NPPF, Paragraph79) and their purposes are: 

 “to check the unrestricted sprawl of large built-up areas; 

 to prevent neighbouring towns merging into one another; 

 to assist in safeguarding the countryside from encroachment; 

 to preserve the setting and special character of historic towns; and 

 to assist in urban regeneration, by encouraging the recycling of derelict 
land.” (NPPF, Paragraph 80) 

2.9 Green Belt boundaries can be altered through the preparation or review of the Local Plan. Having 

identified a need to review their Green Belt Boundaries through the Kirklees Local Plan, there is a 

need for the Council to ensure that they have due regard to the need to their intended permanence 

in the long term and that they will be capable of enduring beyond the Plan Period (in accordance 

with NPPF Paragraph 83). 

2.10 In reviewing their Green Belt boundaries Kirklees should take account of the need to promote 

sustainable patterns of development and amongst other factors: 

 “ensure consistency with the Local Plan strategy for meeting identified 
requirements for sustainable development; 

 not include land which it is unnecessary to keep permanently open; 

 define boundaries clearly, using physical features that are readily 
recognisable and likely to be permanent.” (NPPF, Paragraph 85) 

2.11 The Kirklees Local Plan must be prepared with the objective of contributing to the achievement of 

sustainable development. To this end, it should be consistent with the principles and policies set out 

in the NPPF including the presumption in favour of sustainable development, and where it is proven 

not then it must be concluded to be unsound and in need of modification to make it sound. 

2.12 The Local Plan for Kirklees should be “aspirational but realistic” (NPPF, Paragraph 154), and 

“deliverable” in order to achieve sustainable development (NPPF, Paragraph 173). 
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2.13 The Council should ensure that its Local Plan is based on adequate, up-to-date and relevant evidence 

about the economic, social and environmental characteristics of the area. This means ensuring that 

its assessment of and strategies for housing, employment and other uses are integrated, and that 

they take full account of relevant market and economic signals (NPPF, Paragraph 158). 

2.14 The Council should have a clear understanding of business needs within the economic markets 

operating in and across the Borough. This will require working closely with the business community 

to understand its changing needs and identify and address barriers to investment. 

2.15 The Kirklees Local Plan needs to be “sound”, namely it should be, positively prepared based on a 

strategy which seeks to meet objectively assessed development and infrastructure requirements; 

justified by the most appropriate strategy, when considered against the reasonable alternatives, and 

based on proportionate evidence; effective at ensuring it is deliverable over its period and consistent 

with national policy (NPPF, Paragraph 182). 

b) Kirklees Local Plan 

i) Spatial Strategy 

2.16 The draft Kirklees Local Plan sets out the Council’s spatial strategy for growth over an 18 year period 

(2013-2031), along with development management policies and the site allocations the Council 

considers are required to deliver it.  

2.17 The level of growth proposed for the Borough is significant and has arisen in response to the 

requirements of National Policy and a need to respond positively to regional, sub-regional and local 

socio-demographic and economic characteristics. 

2.18 The Kirklees Growth Strategy follows a number of key principles, not least (and with particular 

reference to the CWDCL Land) meeting employment needs including the aspirations of the Leeds City 

Region Strategic Economic Plan and Kirklees Economic Strategy. 

2.19 Not only does the Local Plan need to identify and then make provision for the scale of development 

necessary across the Borough, but it needs to distribute the growth appropriately in response to the 

different roles and functions that places play and their relative strengths and weaknesses.  
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2.20 There is a need to allocate sites in “prime employment locations …to take advantage of the Dearne 

Valley’s access to the M1 corridor” and for “local employment needs being met where demand exists” 

(Draft Local Plan Spatial Development Strategy). 

2.21 The Council’s Spatial Strategy for distributing growth has been market led. i.e. the Council have 

assessed the relative appropriateness of sites submitted in response to the 2015 “Call for Sites” 

exercise, and subsequent consultations, and those sites that are allocated in the current Unitary 

Development Plan (and remain undeveloped) at accommodating the scale of growth that has been 

proposed. 

2.22 The Council’s Spatial Development Strategy prioritises sites that are located on developed land within 

the existing settlement limits before looking to suitable greenfield sites. The draft Local Plan 

recognises that given the physical characteristics of the Borough and the limited supply of brownfield 

sites in many locations, there is a need to look to sustainable extensions to settlements and this will 

require Green Belt release. 

ii) Sub-area approach 

2.23 All allocations will need to build positively on the strengths an opportunities and help address the 

challenges identified for the four sub-areas of Kirklees. 

2.24 The four sub-areas that have been defined with reference to their differing and collective 

characteristics within the draft Local Plan comprise: 

 Huddersfield; 

 Batley and Spen; 

 Dewsbury and Mirfield; and 

 Kirklees Rural. 

2.25 The CWDCL Land is located within the sub-area of Kirklees Rural. The strengths and opportunities of 

this area relevant to the Site that can be capitalised upon through the draft Local Plan include: 

 Relatively good access to the M1 from the Dearne valley; 
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 Gentle slopes in the east of the area provide opportunities to expand settlements. Conversely 

settlements in the Upper Colne and Holme Valleys are constrained by protected habitats and 

steep valley sides; 

 Limited job opportunities for local people within the sub-area;  

 Employment land has been lost to housing over recent years (and the draft Local Plan proposed 

to allow further changes of use in this respect); and  

 Very few brownfield opportunities exist to accommodate new employment premises. 

iii) Employment Land Requirement 

2.26 The Council’s draft Spatial Strategy seeks to develop a strong and thriving economy. Based upon the 

Council’s employment needs evidence (see below) the draft Local Plan seeks to deliver 23,200 (FTE) 

jobs over the Plan Period 2013-2031. This equates to a total employment land requirement of 175ha. 

2.27 When taking account of completions, commitments and a degree of flexibility, the overall 

requirement for new employment land over the Plan Period is 108 ha.  

2.28 The Council considers that sites allocated in the current UDP totalling 39ha remain deliverable, 

meaning an additional 69ha of land are required to meet the Councils OAN for jobs.  

2.29 In order to meet the overarching economic objectives for Kirklees, however, it is important to 

respond to the locational needs of specific target sectors and the limitations of existing supply and 

sites allocated by the UPD (and proposed to be carried forward). The draft Local Plan proposes to 

allocate 122ha of new employment land. 

iv) Policy Allocation E2333a 

2.30 The Site is allocated for 14.89ha (net) of employment land. When applying the figures of land to 

floorspace densities set out in the Roger Tym and Partner 2011 Study (3,500 sq m of floorspace per 

hectare (net) for B1b, B1c and B2 and B8 uses) the Council have calculated the Site is capable of 

delivering 52,115 sq m of employment land.  
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2.31 As set out in further detail later in this report, this floorspace density is unlikely to be achievable at 

the Site due to its topography and the need to create development plateaus, but applying the Roger 

Tym and Partners job density figure for the same use Classes (67 sq m per worker) 52,115 sqm of 

employment floorspace will generate in the order of 778 jobs. 

2.32 A copy of the Council’s proposed Policy E2333a is enclosed at Appendix 5 of this report which 

summarises the characteristics of the Site and how development should respond. 

2.33 The Site is recognised as being in private (single) ownership and in agricultural use. 

2.34 The Policy requires built development to avoid those areas at risk of flooding and a further area along 

the southern boundary of the Site that is designated as a UK BAP priority habitat (together with 

sufficient stand-off). These factors are suggested to result in a net allocation area of 14.89ha. 

Whether this is a realistic assumption of the net developable area that would be achievable at the 

Site is considered in further detail below. 

2.35 Representations made in February 2016 provided additional technical information on the physical 

characteristics of the CWDCL Land (along with other development locations elsewhere within the 

locality) which demonstrate that topography and landscape characteristics have a significant bearing 

on the gross to net development area ratio and the density of development achievable within the 

developable area.  

2.36 This coupled with the need to deliver a longstanding and defensible limit to the Green Belt Boundary 

(when redrawn around the Site) means that a significantly larger allocation area than the 16.82ha 

proposed by the draft Local Plan is required in order to deliver the 52,115 sq m of employment land 

that the Council has deemed appropriate for the Site and location, and that market evidence 

supports. 

c) Evidence Base 

i) Kirklees Economic Strategy 

2.37 The Kirklees Economic Strategy (“KES”) aims to achieve an employment rate of around 75% of the 

Borough’s working age population (the highest rate Kirklees has had in recent history) by 2020.  
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2.38 Coupled with this is a desire to create “high skilled jobs” as part of a sustainable approach to 

overcoming inequalities through wealth creation. 

2.39 The KES also draws on historic performance of different sectors in particular the prominence of the 

manufacturing and engineering sector (which accounts for nearly 17% of jobs) and sets out the 

Council’s ambition to support growth in this sector through identifying new sites and providing better 

links to supply chains and a skills base. 

2.40 The KES aims to increase GVA in the sector by £2billion and 3,500 jobs by 2020.  

2.41 To deliver this aim, the KES identifies a need to “develop strategic employment sites to stimulate 

jobs and growth with a focus on manufacturing and engineering” (KES emphasis). 

ii) Technical Paper: Employment Needs Assessment 

2.42 The Council’s Technical Paper: Employment Needs Assessment (“ENA”) presents evidence to support 

(i) the Council’s objectively assessed jobs requirement, (ii) the employment land requirement to 

support the jobs and (iii) the supply and demand for employment land. The ENA deals with jobs and 

land requirements for Class B employment uses only. 

2.43 The ENA describes Kirklees’ strong industrial legacy. It sets out that this has resulted in much of the 

Borough’s existing employment stock being located along river valley corridors and also identifies 

that, given its age, it is no longer considered suitable for modern business needs.  

2.44 Much of this stock is limited in terms of its accessibility to both sustainable modes of transport and 

labour markets and have proved increasingly difficult to modernise. 

2.45 The ENA describes the three economic market areas within the Borough (North Kirklees, Huddersfield 

and South Kirklees (which covers the majority of the Kirklees Rural Character area)) with the majority 

of the industry in the South Kirklees area (in which the CWDCL Land is located) being in out-dated 

accommodation which has limited appeal beyond the settlements which they serve.  

2.46 The ENA notes that in order to capitalise on the strengths of the Borough and realise its economic 

ambitions there is a need to provide a deliverable supply of employment land and premises that will 

meet the needs of the Borough’s indigenous businesses, and importantly, those of inward investors. 
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2.47 In order to understand the level, type and location of employment land needed to deliver their 

economic ambitions, the Council drew on the assistance of the Combined Authorities Regional 

Econometric Intelligence Unit (REIU). 

2.48 The Council concluded that the most appropriate and sophisticated method to modelling future job 

needs whilst also taking account of local growth targets was to use the Regional Econometric Model 

(REM) to forecast employment growth and build in various scenarios to replicate a range of 

approaches to local growth targets. 

2.49 The chosen scenario uses the locally set target of meeting the KES objective of 75% employment rate 

by 2020 and delivering an additional 3,500 jobs in the manufacturing and engineering sectors by 

2031. This scenario generated a figure for total FTE job growth over the Plan Period to 2031 of 23,197 

jobs. 

2.50 The Council has used the Planning for Employment Land, Translating Jobs into Land paper produced 

by Roger Tym and Partners (2010) to understand the land requirement based on the jobs need, (B1a 

office – 16 sq m of building floorspace per worker and 6,000 sq m of building floorspace per hectare 

of land and B1b and c and B2 and B8 – 67 sq m of floorspace per worker and 3,500 sq m per floorspace 

per hectare (net)).  

2.51 This results in a total requirement for 175 hectares (net) of Class B employment land over the plan 

period. 

2.52 The total number of jobs forecast within the manufacturing sector is shown to increase in the ENA 

from 24,722 to 27,591.  This translates to a need for 55ha of additional land for manufacturing during 

the Plan Period. 

2.53 As set out above, the Council has then taken into account completions, commitments, a flexibility 

allowance and potential windfalls, as well as the need to meet the overarching economic objectives 

for Kirklees. In this respect, it is important to understand the locational requirements of the specific 

sectors being targeted, understand the limitations of the previous supply, and ensure new, prime 

sites are brought forward to address previous barriers to growth. These factors have all informed the 

Council’s employment land requirement.   
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2.54 The draft Local Plan proposes to allocate 122ha of new prime employment land to support these 

growth aspirations to ensure a sufficient supply and choice of sites, as well as appropriate flexibility 

in the market. 

iii) Kirklees Market Strength Assessment 

2.55 GVA were appointed by the Council to assess the Employment Market Strength (EMSA) across the 

Borough. 

2.56 The assessment outlines the context to employment land supply in Kirklees before testing 100 

employment sites that were put forward for allocation by landowners through the Call for Sites 

process. Each potential allocation site has been assessed by GVA to determine if they meet the 

market and industry requirements for the area and their likely market attractiveness. The 

Assessment concludes on the economic viability of each site. 

2.57 The EMSA draws on the results of a focussed consultation with commercial property agents to 

provide a qualitative overview of the commercial property market in Kirklees. 

2.58 At the West Yorkshire level there is a perception that demand for property has improved over recent 

years on the back of improved business confidence, however, demand is considered to remain 

heavily location sensitive. 

2.59 At the Kirklees level there is a perception that latent demand for industrial land and property exists 

and this is considered to be locally and regionally led. The full extent of this latent demand is 

considered difficult to determine. 

2.60 Market sentiment suggests the office sector to be relatively weak and market conditions are 

considered challenging. By contrast market sentiment suggests that the industrial market has 

remained stable and demand is robust but that a lack of sites creates a lack of built supply. 

2.61 The consensus amongst agents was that the M62 corridor, the Leeds Road corridor and to a lesser 

extent the Wakefield Road Corridor in the south east of the Borough represent key strategic locations 

and are important assets for the Kirklees employment market. 
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2.62 The southern parts of the Borough are considered more rural than other areas and therefore is 

regarded to cater for more local demand. Whilst the M1 is a valuable asset for the east side of Kirklees 

its distance limits its impact on the south of Kirklees which tends to attract mostly local demand. 

2.63 The consensus of agents was that sites within 5 miles of the M62 or M1 should be the focus for 

industrial development over the Plan Period. These sites are more likely to attract the larger strategic 

requirements and units in excess of 2,233 sq m or 25,000sqft should be developed in these locations. 

Sites outside of this limit would be more appropriate to meet local occupier demand. 

2.64 The agent and developer consultation undertaken by GVA confirmed there to be three key market 

zones in Kirklees, Huddersfield, North Kirklees and South Kirklees. 

2.65 In terms of South Kirklees (in which the CWDCL Land is situated) GVA concluded that: 

 It is considerably more rural and has a far more limited workforce catchment; 

 The area caters for local demand and is less likely to attract national or regional occupiers, 

albeit; 

 The eastern part of South Kirklees benefits from the Wakefield Road Corridor; and 

 Clayton West was referenced by multiple agents and developers as being a key development 

focus. 

2.66 GVA assessed two potential strategic sites within Clayton West: the CWDCL Land (site 206) and an 

additional parcel of land to the east of the subject site (site 199). 

2.67 In assessing the market attraction of the sites GVA concluded that whilst Clayton West is recognised 

by the market as a significant strategic location, transactional activity over the last 24 months has 

been limited. This was considered to be reflective of a limited supply of property and not an indication 

of market failure. The majority of the existing stock is secondary industrial units on multi-let estates. 

2.68 The Clayton West assessment sites are differentiated from many of the others in South Kirklees by 

GVA. Unlike other less accessible locations the positioning of the sites on the A636 and their proximity 

to the M1 (within 6.5km) mean that they are more likely to attract national and regional occupiers 
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as well as more local demand. GVA considered these sites to be well placed to accommodate 

businesses that have occupational requirements in the south of the Borough especially those that 

are seeking proximity to the M1. 

2.69 In conclusion, GVA regard the sites to be suitable for a range of B Class uses and the optimum market 

to be for a warehouse and distribution park. 

d) Summary 

2.70 The Council has set an ambitious employment growth agenda within their Draft Local Plan to meet 

the needs of indigenous businesses and to attract inward investment. 

2.71 To meet these objectives, the Council has identified what they consider to be a deliverable supply of 

sustainable and environmentally appropriate sites for allocation. This has necessitated a review of 

the Council’s Green Belt boundaries. 

2.72 The spatial distribution of the proposed allocation is governed by market demand, and the Borough’s 

socio-demographic and physical characteristics. Sites must be easily accessible to future working 

populations and capable of being developed without having inappropriate impacts upon the local 

environment. 

2.73 The CWDCL Land has been allocated in part for employment use under Policy E2333a, the intention 

being that it accommodates in the order of 52,155 sq m of new employment floorspace over the Plan 

Period. 

2.74 The remainder of these representations verify the appropriateness of the proposed employment 

floorspace in market terms and demonstrate the most appropriate boundaries for the allocation 

taking account of site specific characteristics and the Green Belt function in this area. They 

demonstrate that in order to accommodate in the order of 51,155 sq m employment floorspace, the 

allocation should be extended.  
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3 MARKET DEMAND 

3.1 A Market Assessment has been prepared by commercial agents and property advisors JLL and is 

included at Appendix 6 of this report. 

3.2 The Assessment considers the previous and current market trends along with the future potential 

need for new flexible Class B employment floorspace at the Regional, Borough, sub-Borough (South 

Kirklees FEA) and Local (Clayton West) levels. 

3.3 Consideration is given to the relative attractiveness of South Kirklees and Clayton West (which 

dominates the employment market in this area) for existing and new employment occupiers in order 

to understand if the scale of floorspace proposed for the proposed allocation (52,115 sq m) is 

appropriate in market terms, and as such is deliverable and viable. 

3.4 The Assessment also considers whether the allocation (as proposed by the Council) would, as a result 

of its gross area, be sufficiently flexible to fully respond to the scale and type of commercial market 

demand that an reasonably be anticipated to arise over the Plan Period. 

a) Historic Market Trends 

i) Sub-Region 

3.5 The sub-regional area defined by JLL (which includes Kirklees and well as parts of Wakefield) contains 

a supply of 278,000 sq m of Class B employment floorspace. The majority of this is in the below 929 

sq m category however and is dated, poor quality accommodation. 

3.6 A review of employment land take up in this area between 2011 and 2015 has demonstrated an 

average annual take up of 83,100 sq m. 

3.7 If this level of take up was to continue then the existing stock would be taken in little over three 

years. 

ii) Kirklees 

3.8 There is 59,000 sq m of employment floorspace currently available in Kirklees. 
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3.9 At the Borough level, much of the existing stock is also in the below 929m sq m category and is 

generally lower grade, poor quality accommodation. This is constraining business expansion and take 

up of existing space.  

3.10 Whilst JLL advise that it is difficult to quantify the total amount of latent demand for commercial 

space in Kirklees, at the time of writing (December 2016) they have identified 25 active requirements, 

which equate to 131,000 sq m. 

3.11 The majority of the demand is from existing, locally based businesses (B2 and B8 operators) and it is 

considered reasonable to assume that these occupiers will prefer to remain in Kirklees if possible to 

maintain access to their existing workforce. However, if demand is not met then they will consider 

relocation outside Kirklees. 

iii) South Kirklees Functional Employment Area 

3.12 The CWDCL Land is located with the South Kirklees Functional Employment Area (“FEA”).  

3.13 The area is characterised by its steep topography and it is rural in nature which renders it less 

accessible than other areas in the north of the Borough. These factors directly influence its market 

performance (as explained further below). 

3.14 There is limited available stock in South Kirklees (16,400 sq m) and the supply of employment land is 

also highly limited (in the order of 8.28ha, split across just 20 employment land commitments i.e. 

sites that are allocated within the existing UDP and remain undeveloped or sites that benefit from 

planning permissions).  

3.15 These sites are all small scale, with no sites over 4 hectares in size. There are no sites within the FEA 

that would satisfy a building requirement of any greater than 2,322 sq m (25,000 sq ft).  

3.16 The lack of available and deliverable premises or sites means that occupiers with larger requirements 

are forced to look elsewhere within the Borough or outside Kirklees. 

3.17 Notwithstanding the above there is considerable demand currently within the South Kirklees area 

with a total of 6 active requirements equating to a total of circa 23,225 sq m (250,000 sq ft) of 

employment space.  
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3.18 There are at least three requirements for space of over 2,322 sq m (25,000 sq ft) in Clayton West 

which are currently unable to be accommodated (requirements of 30,000 sq ft, 80,000 sq ft and 

100,000 sq ft respectively).  

3.19 These requirements will have to be satisfied elsewhere unless appropriate sites of sufficient size and 

quality can be provided within the FEA. 

iv) Clayton West 

3.20 JLL has identified a total of only 1,858 sq m of industrial accommodation currently available within 

Clayton West which is split between two units to the west of the CWDCL Land.  

3.21 In terms of demand, there is a total of 5 occupier requirements from businesses who are currently 

present in Clayton West totalling 21,832 sq m or 235,000 sq ft and JLL confirm that these occupiers 

wish to stay in the Clayton West area, close to their existing and local workforce. This demand 

remains unmet without the allocation of additional land. 

3.22 Clayton West is identified by JLL as the optimum location within the South Kirklees FEA for 

employment development being located close (just over 6km) to the M1 motorway and along the 

Wakefield Road Corridor. It is the only major settlement in the south east of the Borough and the 

areas to the west of the FEA are less accessible and are constrained to a greater degree by steep 

valley sides and environmental designations. 

3.23 JLL’s market evidence therefore supports the Council’s strategy to allocate sufficient land within 

Clayton West to not only meet identified unmet demand in Clayton West but which may assist in 

meeting demand from occupiers expressing an interest in the wider FEA of Kirklees South. 

b) Requirements 

3.24 The JLL assessment has identified a considerable amount of demand from existing occupiers within 

the South Kirklees FEA (23,225 sq m). Given the locational benefits of Clayton West over other parts 

of the South Kirklees FEA, any employment sites identified for Clayton West are likely to attract these 

requirements.  
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3.25 Furthermore given the lack of available commercial space in Clayton West historically demand has 

been such that the provision of new purpose built employment space in this area of a certain critical 

mass is likely to trigger additional interest of almost equal scale, becoming a strategic employment 

site of choice with the South Kirklees FEA. 

c) The Need for an Extended Allocation 

3.26 The JLL assessment identifies that, as a result of the Council’s proposed allocation being limited to 

16.82ha (which is just 65% of the CWDCL Land), there is a high risk that the employment land needs 

of the area will not be fully met.  

3.27 This could occur if existing local requirements are met at the Site early in the Plan Period and (thereby 

establishing critical mass as described above) and a larger scale requirement then comes forward 

later in the Plan Period and there is insufficient remaining land within the confines of the allocation 

to accommodate that need. This is indicatively shown on the Plan at Figure 3 below. 

3.28 JLL also highlight the nature of market demand relative to sites such as the proposed allocation. 

Occupiers require adequate provision for car parking and servicing/deliveries, as well as 

provision/space for future expansion in some cases. 

3.29 JLL also provide commentary on the capacity of the allocation that has been assumed for 

development, indicating that mezzanine floorspace (which would be the only way to deliver the 

density of development the Council indicate) would be unlikely to be appropriate to meet market 

demand as it would restrict the internal space available within the buildings. 

3.30 The allocation of the CWDCL Land in full would provide greater market flexibility to respond to a 

range of business requirements (regardless of the order that those requirements come to the 

market). 

3.31 A larger allocation area would also enable the delivery of a higher specification development which 

can not only incorporate common occupier requirements such car parking, ancillary yards space and 

expansion space, but appropriate landscape buffers along the Site boundaries and high quality 

landscaped/amenity areas within the Site itself.  
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Figure 3: Large requirement later in the Plan Period 

3.32 These factors will give rise to a development which not only meets market demand but also increases 

the ability of the Site to attract new businesses to the area (including more footloose regional and 

national operators) and businesses which are more likely to offer skilled job opportunities. These are 

key benefits of the CWDCL Land over and above those that would be associated with the Council’s 

proposed allocation. 

d) Summary 

3.33 The lack of available commercial space and deliverable sites within Clayton West and the South 

Kirklees Area to accommodate occupiers’ requirements has led to significant latent demand for 

employment space.   
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3.34 If accommodated on the Site, this would create a critical mass which could result in an employment 

land delivery rate of 2,322 sq m per annum, thus leading to a further 27,870 sq m (300,000 sq ft) to 

37,160 sq m (400,000 sq ft) over the Plan Period.  

3.35 Added to the identified latent demand, this would warrant an allocation area capable of delivering 

in the order of 52,000 sq m (565,000 sq ft) to 62,000 sq m (665,000 sq ft). 

3.36 The Council’s suggestion that land is necessary in Clayton West to provide an additional 52,155 sq m 

of development is considered wholly appropriate and sound in market terms. 

3.37 The proposed allocation would, however, be unlikely to deliver this scale of employment floorspace 

in a manner which is market facing, meaning that requirements must be met elsewhere within or 

beyond the Borough.  
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4 APPROPRIATENESS OF ALLOCATION 

a) Sustainable Economic Development 

4.1 The CWDCL Land has been assessed against the Council’s sustainability criteria presented within the 

Local Plan Sustainability Assessment. 

4.2 The Council has applied the criteria to their proposed allocation area and their conclusions are 

replicated in Appendix 7.  

4.3 Appendix 7 also includes Quod’s assessment of the CWDCL Land that is promoted for allocation 

through these representations.  

4.4 The CWDCL Land scores “positively” in terms of its accessibility to the Local Centre of Clayton West 

and is within easy walking distance (see Transport Appraisal at Appendix 8) of a range of local 

services. 

4.5 The CWDCL Land has the potential to support the existing Local Centre and, through its development, 

deliver investment to Clayton West to improve upon its vitality and viability. Whilst this is also time 

for the proposed allocation, this would be to a lesser extent as it would not be capable of delivering 

(for the reasons set out in later sections) the scale of development envisaged by the draft Local Plan. 

4.6 The CWDCL Land is also within appropriate walking distance of local bus services providing good 

access to other nearby centres. 

4.7 The CWDCL Land is shown to be of limited ecological sensitivity and could through the application of 

appropriate design and landscaping, deliver considerable biodiversity improvements including the 

potential to provide a new area of open or leisure space for Clayton West and connect to (and 

therefore extend and improve upon) the existing Public Rights of Way network. 

4.8 Whilst the development would impact upon the landscape setting  by virtue of developing a currently 

greenfield site, the development would not appear out of character as it would be viewed in the 

context of the existing urban form of Clayton West and the employment uses located along Wakefield 

Road. This is considered further in later sections of this report. 
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4.9 The development of the CWDCL Land is also assessed in later sections of this report to have no 

material impact upon the setting and character of the listed parkland at Bretton Hall and the 

Scheduled Ancient Monument at Bentley Grange and the allocation is considered to have a neutral 

impact on heritage matters in the sustainability assessment at Appendix 7. 

b) Socio-Economic Impacts 

i) Overview 

4.10 The Borough of Kirklees is one of the largest economies within the Leeds City Region and in terms of 

manufacturing jobs, one of the largest in England (Technical Paper: Employment Needs Assessment, 

November 2016).  

4.11 It is the Council’s key priority to maintain and strengthen the Kirklees economy through building on 

its existing strengths in the manufacturing industries, and to deliver this growth where it is capable 

of maintaining or creating sustainable communities. 

4.12 The town of Huddersfield is the main focus for work within the Borough, with shopping and leisure 

activities creating an extended catchment. 

4.13 The focus of employment in Huddersfield results in unsustainable patterns of travel around Kirklees 

as those living in rural areas travel towards the major centres for work. A key objective of the Kirklees 

Spatial Strategy is to provide strategic employment sites in sustainable locations, including provision 

in more rural areas which are currently, (or can be made in the future), accessible to public transport 

and road infrastructure.  

4.14 Development within the Kirklees Rural Character Area has historically been focused within smaller 

settlements located in the valley bottoms. 

4.15 Settlement growth in Rural Kirklees has been constrained by environmental “sensitivities” and 

physical constraints, including the presence of European protected species, the natural steep valley 

topography. 
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4.16 The limited availability of brownfield land throughout Rural Kirklees means that there is a need to 

draw upon sustainable greenfield sites (which are not constrained by the above factors) in order to 

meet local economic demand and provide local job opportunities. 

4.17 The eastern part of Rural Kirklees (including the settlement of Clayton West) has lesser topographical 

constraints, making development opportunities more readily available. The Settlement is also 

regarded to be highly accessible due to its location on the A636 Wakefield Road Corridor and with 

the M1 located only 8km away by car. 

ii) Kirklees Demographics 

4.18 Kirklees has a working population of 209,514 persons, representing an economic activity rate of 

approximately 63.5% (of all usual residents aged 16 to 74) or 49.6% (of all usual residents) (Economic 

Activity, ONS 2011). 

4.19 In comparison, the Rural Kirklees character area (made up of Holme Valley South Ward, Denby Dale 

Ward, Kirkburton Ward, Holme Valley North Ward and Colne Valley Ward) has an economic activity 

rate of approximately 69%. Rural Kirklees is more economically active than other character areas 

within Kirklees.  

4.20 The settlement of Clayton West, based on 2011 lower super output area census data, has an even 

greater economic activity rate than that of Rural Kirklees at 70.9% (of all usual residents aged 16 to 

74). 

4.21 In order to deliver sustainable working patterns it is important that in areas of high demand (i.e. areas 

of high economic activity such as Clayton West) sufficient employment opportunities exists to meet 

need. Not only will it reduce out-migration it will increase the local population’s expenditure on local 

goods and services, thus adding to the vitality and viability of rural service centres. 

4.22 The local population of Clayton West is highly skilled in comparison to the Borough wide average 

with 77.5% of residents (aged 16 and over) having some form of qualification (Kirklees Borough 

74.5%) (ONS, 2011).  
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4.23 30% of the Kirklees Borough population work in the manufacturing industry. Kirklees Rural has a 

slightly lower percentage of its 16-74 population employed in manufacturing (27.2%). In comparison, 

31.7% of the Clayton West population work in the manufacturing industry (ONS, 2011). 

4.24 With a high percentage of the local Clayton West population employed in the manufacturing trade, 

and a low supply of manufacturing industry sites within Rural Kirklees, the local population are 

required to commute out of the area in order to find employment. Further analysis on local travel 

patterns is provided below. 

4.25 In order to retain the highly skilled population, as well as those employed in the manufacturing 

industry, new employment opportunities must be provided within Rural Kirklees if sustainable 

patterns of work are to be achieved. 

iii) Travel Patterns 

4.26 Commuting patterns in Kirklees are generally negative (i.e. outward commuters exceed inward 

commuters) in comparison to neighbouring local authorities. For example, 2011 ONS commuting 

pattern data suggests that Kirklees has a net loss of workers of around 25,508 persons compared to 

neighbouring Wakefield which has a net loss of around 614 workers and Calderdale with a net loss 

of 1,903 workers.   

4.27 Data suggests that Kirklees loses the majority of its workers to the neighbouring local authority of 

Leeds (12,775 persons), with significant outward commuting flows also recorded to the neighbouring 

authorities of Wakefield, Bradford, and Calderdale. 

4.28 Whilst all authorities neighbouring Kirklees (with the exception of Leeds) have a net loss of workers, 

Kirklees has the highest net loss, with neighbouring authorities of Calderdale and Bradford only 

recording a net loss of 1,903 persons and 5,316 persons respectively (Travel to Work Area Data, 

2015). In comparison, the Leeds region has a net gain of 54,928 workers. 

4.29 2011 ONS data suggests that the majority of people in Kirklees (23.6%) travel between 2km and 5km 

to work.  

4.30 At the Rural Kirklees level the highest percentage of workers (23.6%) travel between 5km and 10km 

to work. In comparison, the highest percentage of workers in the Huddersfield character area 
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travelled on average 2km to 5km (30.6%). This can also be seen in the North Kirklees character area 

with 24.7% of workers travelling 2km to 5km.  

4.31 These patterns show that on average, people in the Rural Kirklees area travel further to work than 

those in the Huddersfield and North Kirklees areas. 

4.32 In Clayton West, the highest percentage (32.5%) of people travel 10km to 20km to work, with 

approximately 2.7% of the Clayton West population travelling more than 60km to work. In 

comparison, only 18% of workers in North Kirklees travel between 10km and 20km to work.  

4.33 Localised commuting patterns for the ‘Kirklees 057’ area (covering Clayton West, Scisset, Denby Dale, 

Upper Cumberworth, Birdsedge and High Flatts) show that there are currently “significant outflows” 

of workers from the area to Huddersfield, Leeds and Wakefield.  

4.34 Within Kirklees 057 the most significant outflow of workers is to Kirklees 029 (Central Huddersfield). 

Other significant outflows also exist to Leeds and nearby Skelmanthorpe. In comparison, Kirklees 029 

(Central Huddersfield) has few significant outflows, with limited workers going to Leeds and the 

majority of workers being retained within the immediate surrounding area.  

4.35 General population trends over the past 20 years indicate that people, on average, travel further to 

work than they did historically. These assumptions are based on general industry trends, moving 

away from localised employment opportunities (e.g. mining) and towards more office and high-tech 

employment, the likes of which are generally located in towns and cities where accessibility is high.  

4.36 However, the patterns of commuting are far more pronounced in the South Kirklees area and, as 

such, it is vital for the Kirklees economy that effort is made to provide jobs locally so to address the 

negative trend of outward commuting and helping the Council to achieve their sustainability 

objectives. 

iv) Sustaining New Housing Growth 

4.37 The draft Kirklees Local Plan allocates 16.53 ha of land within and around the settlement of Clayton 

West for in the order of 402 new homes. Assuming an average household size of 2.5 persons, the 

planned housing growth in Clayton West will bring an additional population in the order of 1,005 

persons. 
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4.38 This is an increase from the earlier version of the draft Local Plan (November 2015), which allocated 

11.03ha of land to deliver in the order of 318 new homes over the plan period. 

4.39 Taking the average economic activity rate for Kirklees of 49.6%, it can be assumed that the new 

population in Clayton West arising from the proposed new housing, would be in the region of 498 

economically active (working age) persons (up from 394 in the previous draft of the Local Plan). 

4.40 The allocation of the CWDCL Land and the jobs that it will create will not only help deliver local jobs 

to retain the new working population, but will also help overcome existing patterns of outmigration.  

4.41 The proposed allocation would support this objective, but to a lesser extent given it would not be 

capable of delivering as much floorspace as the CWDCL Land. 

v) Conclusion - Delivering Sustainable Communities 

4.42 There is an identifiable need to address the currently negative commuting patterns experienced 

throughout Rural Kirklees in order to help create more sustainable communities and patterns of 

travel. 

4.43 The allocation of land within Clayton West for employment purposes is key to helping the Council 

deliver employment opportunities throughout Rural Kirklees.  

4.44 The CWDCL Land has already been identified (in part) by the Council as appropriate for providing 

employment development. The highly sustainable location of the Site in relation to the rest of Rural 

Kirklees and to Clayton West provides an opportunity to deliver sustainable employment 

opportunities within Kirklees. 

4.45 Provision of employment development in this location will enable the highly skilled local population 

to work within the Rural Kirklees character area and remove the requirement to for long distance 

unsustainable community patterns. 

4.46 This is especially important give the Council’s intention to allocate sites in the draft Local Plan to 

accommodate in the order of 402 new homes in the local are over the Plan Period. 
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c) Landscape and Visual Impacts 

4.47 The landscape and visual impacts of developing the CWDCL Land for employment uses requires 

careful consideration not least due to its scale, its green field character and its location within a 

predominantly rural area of the Borough. Indeed, CWDCL submitted further representations in 

August 2016 which specifically sought to consider the issue in detail. 

4.48 The implications of allocating a site currently located within the Green Belt (and thus finding the most 

appropriate boundaries along which the Green Belt Boundary should be redrawn), is related to this, 

albeit requires consideration in its own right and is covered in the Section (d) below. 

4.49 A landscape character and visual appraisal of the CWDCL Land and its surroundings has been 

undertaken by Smeeden Foreman (Appendix 9) and has been used to assess the impact of 

development of the CWDCL Land on the visual amenity and the landscape character of the area.  

4.50 A comparative analysis of the impact of development across the whole of the CWDCL Land in 

comparison to the proposed allocation area is included as part of this assessment. 

4.51 Whilst the agricultural land is acknowledged to be of positive visual and landscape character, the 

area is already characterised by built form within Scissett and Clayton West and in this context 

development would not be alien. 

4.52 Due to the screening provided by the existing topography, vegetation and built form within Clayton 

West, the Site is afforded good screening from the west. Visibility of the proposed allocation and the 

wider CWDCL Land is limited from the principle residential areas of Clayton West with views being 

obscured or filtered. 

4.53 Key receptors will be those using the Rights of Way around the Site. However development within 

these views will not be seen as a new element in the character of the landscape given the presence 

of the existing commercial buildings to the Site’s south west and the village beyond and will not 

detrimentally effect the user experience of these routes. 

4.54 The appraisal recommends that development on the Site (in particular those on the valley sides) 

should be responsive in terms of scale and massing to local character and pattern within Clayton 

West and CWDCL have undertaken feasibility work to confirm that this is achievable.   
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4.55 Smeedan Foreman has confirmed that commercial development could take place on the CWDCL Land 

in such a way that the magnitude of change would be low or negligible.  

4.56 In some cases, their assessment demonstrates that development of the CWDCL Land in full rather 

than limiting development to the area of the proposed allocation would result in minor beneficial 

impacts. 

4.57 In particular, the potential to incorporate landscape buffers within the site along its northern 

boundary would further assist in the development’s assimilation into the surrounding landscape 

(which would be less achievable within the proposed allocation area without further constraining the 

developable area of the Site – as shown in the development scenarios considered at Appendix 3 and 

Figure 3). 

4.58 Smeeden Foreman has also assessed the potential impact of development on the Grade II Parkland 

Landscape of Bretton Hall and the Scheduled Monument of Bentley Grange to the north east of the 

site which is provided as part of the assessment at Appendix 9. 

4.59 Bretton Hall is well contained by belts of woodland and undulating land form which means that views 

from the Parkland of the CWDCL Land are limited to elevated westerly sections, where only distant 

and intermittent views can be gained.  

4.60 Development of the CWDCL Land is not considered to have any material impact on the character of 

the parkland or its setting. The introduction of additional landscaping of the kind that could be 

created through the allocation of the CWDCL Land (see later section) will only help to further screen 

development. 

4.61 Views of the site from Bentley Grange are obscured by local topography and intervening landscape 

and field boundaries such that the allocation of the CWDCL Land would have no material impact upon 

the character or setting of the site. 

d) Green Belt Boundaries 

4.62 Smeedan Foreman have assessed the proposed allocation’s northern boundary against the relevant 

Green Belt tests at Paragraph 85 of the NPPF. 
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4.63 The northern boundary of the CWDCL Land is market by easily read features present on the ground, 

including the Public Right of Way, a tarmac drive and overhead power lines. 

4.64 This would be a stronger, more readily recognisable and more defensible Green Belt boundary to the 

north of the Site than the boundary which is proposed by the Council. 

4.65 75m (approximately 30%) of the Council’s proposed boundary would not follow any existing feature 

on the ground. Where features do exist, they are not as strong or defensible as those along the 

northern boundary of the CWDCL Land, being limited to hedgerow.  

4.66 Smeedan Foreman additionally highlight than hedgerow trees along the northern boundary of the 

proposed allocation would necessitate an offset of 8.5m before any level changes occur within the 

Site. This would significantly reduce the developable area of the proposed allocation.  

4.67 The developable area would be reduced further still by the need for supplementary landscaping that 

would be necessary to reinforce the insubstantial allocation boundary. 

4.68 The Council have failed to properly take account of these factors when calculating the net 

developable area of the proposed allocation. As noted elsewhere in these representations, the 

Council has also applied overly-optimistic development density assumptions to the Site.  

4.69 Feasibility work undertaken by CWDCL demonstrates that a maximum development density of 3,200 

sq m/ha (of the net developable area) would be achievable at the Site (and across the CWDCL Land). 

4.70 These factors mean that the net developable area of the Site would be more in the order of circa 

10.1-11.3ha (depending on the mix of occupiers/unit sizes that come forward at the Site and the 

corresponding need for the creation of development plateaus). 

4.71 Taking these matters into account, depending on the way that development comes forward at the 

Site (indicative development scenarios are explored in the Plans at Appendix 3), the Site would 

deliver in the order of between 35,100 – 37,250 sq m of commercial floorspace on the proposed 

allocation area. 

4.72 The Site would therefore potentially only deliver some 33% (17,115 sq m) less than the amount 

necessary to respond to market demand, confirmed as appropriate in this location by the draft Local 
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Plan (and its Evidence Base) and necessary to support the Council’s economic growth strategy (in the 

order of 52,155 sq m). 

4.73 Should the Local Plan fail to allocate sufficient land at Clayton West to meet market demand then 

the Green Belt boundary (once redrawn) will be inconsistent with the Local Plan strategy for meeting 

identified requirements for sustainable development (contrary to Paragraph 85 of the NPPF).  

4.74 There is therefore a clear and substantial risk that the Council will be forced to consider proposals 

for employment development beyond the boundary of the allocation during the Plan Period.  

4.75 It is also likely that the Green Belt Boundary in this area of the Borough will need to be altered at the 

end of the Plan Period (or before) (contrary to Paragraph 85 of the NPPF) to accommodate medium 

to longer term development needs in this part of the Borough. The draft Local Plan does not identify 

any “safeguarded land” between the urban area and the Green Belt in order to meet longer term 

needs which stretch beyond the Plan Period. 

e) Ground Conditions and Flood Risk 

4.76 An assessment of prevailing ground conditions and flood risk has been undertaken by Cooper 

Consulting Engineers and is included at Appendix 10. 

4.77 The CWDCL Land was used in part during the late 1800s for quarrying of sandstone, albeit operations 

ceased in the early 1900s and the quarry has since been fully filled. The Site also lies in an area of 

historic coal mining.  

4.78 Despite the above, Cooper Consulting consider that subject to further verification, traditional 

footings to support any new structures on Site should be appropriate. 

4.79 Due to the presence of a shallow coal seam, a Phase 2 Ground Investigation is recommended prior 

to development on Site.  

4.80 Overall the CWDCL Land presents a ‘medium’ risk potential which is capable of reduction or 

mitigation following further assessment. There are no matters identified within the assessment to 

prevent development from taking place on Site. 
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4.81 The CWDCL Land comprises agricultural land and as such site clearance would involve the removal of 

topsoil and any vegetation (if deemed acceptable and necessary for removal).  

4.82 The Land falls approximately 20m from north to south which is typical of the topography in this area 

of south east Kirklees albeit less severe than western valley areas. 

4.83 As a result of the CWDCL Land’s topography is it recommended that it is developed in a series of 

development plateaus involving cut and fill. The result of the cut and fill is a reduction in the density 

of development that may be achieved on the CWDCL Land and thus the scale of floorspace that can 

be delivered. 

4.84 The above characteristics result in a maximum development density of circa 2,300 sq m per ha (gross) 

(which is characteristic of this area of Kirklees and more efficient than many areas of the Borough 

that are constrained to a greater degree by topography). This has been shown through CWDCL’s 

feasibility work.  

4.85 The Council’s allocation of circa 16.82ha (gross) (when applying this more realistic development 

density) is incapable of delivering the 52,115 sq m required by the Local Plan or the scale of 

development demanded by the market (which is in excess of this figure). 

4.86 The majority of the CWDCL Land is at limited risk of flooding (Flood Zone 1) with a small section (on 

the southern portion) located within Flood Zone 2. In order to ensure that development on CWDCL 

Land does not increase flood potential elsewhere, development will be retained within the Flood 

Zone 1 areas. 

4.87 There are notable opportunities to include sustainable drainage measures on the CWDCL Land in 

order to replicate (if appropriate) greenfield run off rates. To this end an area has been set-aside on 

the illustrative plan for ‘balancing ponds’.  

4.88 Overall there is the potential through the application of a sustainable drainage strategy to improve 

upon the CWDCL Land’s drainage capacity and deliver additional biodiversity benefits.   
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f) Infrastructure 

4.89 A summary of existing utility infrastructure at the site and that required to support its future 

development is provided in the Engineering Assessment provided by Cooper Consulting and included 

at Appendix 10. 

4.90 There is an existing 11kv overhead cable crossing the site from north to south. Two combined sewer 

pipes enter the CWDCL Land from the north and east before existing at Wakefield Road. There is also 

an overhead telecommunications cable that runs adjacent to the north and east boundary of the site 

which forms a notable limit to the CWDCL Land. 

4.91 Other than the telecommunications cable, the development of the CWDCL Land is likely to require 

the diversion of these existing services which is considered achievable. 

g) Highways 

4.92 As assessment of the CWDCL Land’s accessibility to local services, the capacity of the local road 

network to accommodate the scale of floorspace proposed by the Council for the Site and the ability 

to safely access the Site via Wakefield Road, has been undertaken as part of previous representations.  

A full summary of the assessment is provided at Appendix 8.   

4.93 Based upon this assessment the proposed allocation at Appendix 3 is demonstrated to be wholly 

appropriate for development.  

4.94 Notably Appendix 8 demonstrates that: 

 The proposals accord with both national and local transport policy; 

 The CWDCL Land is located within easy walking distance of existing local amenities and bus 

stops;  

 An appropriate, safe vehicular point of access can be accommodated from Wakefield Road, 

the design of which accords with the relevant design standards and is wholly within land under 

the control of the land owner.  CWDCL controls the entire Site frontage of Wakefield Road on 

both the north and south side and as such a range of vehicular access options are feasible, 
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depending upon the development plot sizes, uses and access requirements to be identified at 

a later stage;  

 Consideration has been given through the Transport Appraisal provided at Appendix 8 to the 

ability to create a new four arm roundabout from Wakefield Road.  This access option would 

have a number of benefits including road safety and in assisting to provide a new eastern 

gateway into the village of Clayton West. There is also the option to provide a major-minor 

priority junction to the necessary geometric standards to access the proposed development 

areas; and 

 Additional traffic associated with the proposed allocation can be accommodated by the 

existing highway network without adverse impact upon the safe and free flow of traffic.  It is 

anticipated that some limited mitigation may be necessary which is capable of being resolved 

at a later stage.   

h) Ecology 

4.95 An assessment of the ecological potential of the Site has been undertaken by Smeeden Forman and 

was submitted with representations to the Council’s Call for Site’s exercise in January 2015. This 

assessment remains valid and is included at Appendix 11. 

4.96 The Phase 1 study has identified no statutory designations on the CWCDL Land nor within 2km of its 

boundaries. 

4.97 There are three non-statutory designations within 2km however, due to their distance from the Site 

and the intervening land uses, Smeeden Foreman have concluded that there will be no adverse 

impacts upon these areas as a result of the Site’s allocation provided that effective connectively is 

maintained across the Site. 

4.98 The Site is of low conservation value with the existing trees and hedgerows on Site being considered 

to be of only local ecological value. 

4.99 However, the River Dearne and its associated corridor is considered to be of significant importance 

to local wildlife, as is the stream and belt of mature trees that run along the Site’s eastern boundary. 
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4.100 The illustrative Development Zones Plan (Appendix 4) maintains these landscape areas in accordance 

with the recommendations of Smeeden Foreman. 

4.101 There is also the opportunity through creating new landscaping buffers between these boundaries 

and the proposed development areas to enhance their biodiversity and recreational potential. 

4.102 Although there is evidence of badger activity, this species (if present) is capable of relocating and 

does not present an insurmountable constraint on development. 

4.103 The existing trees and hedgerows on the Site provide suitable habitats for bats and birds, however, 

a process of hedgerow retention (where appropriate) and replacement (where not) will mitigate 

against any potential adverse implications. 

4.104 Records of other notable species including otters, crayfish and brown hare exist in the area 

surrounding the Site, albeit again the retention of appropriate landscaping elements and provision 

of new landscape linkages and development buffers will ensure that development does not impact 

adversely on these species. 

4.105 The potential to provide a significant area of new strategic landscaping within the allocation 

boundary along its northern extend has the potential to provide new habitats connecting into existing 

boundary features and corridors to the benefit of the site’s ecological biodiversity. 

i) Other Environmental Considerations 

4.106 The Council’s suggested allocation wording requires any development proposal when brought 

forward on the site to consider its impact on noise. The lack of any notable sensitive receptors close 

to the allocation site and the ability to control these matters through appropriate site design means 

that it is unnecessary to impose this requirement. 

4.107 Any application proposal will be ‘scoped’ with the Local Planning Authority at the relevant time with 

specific reference to the form of the proposed development. 

4.108 The proposed policy wording suggests that part of the Site lies within Flood Zone 3a. This is incorrect. 

The Environment Agency Flood Map shows that part of the site to the south of Wakefield Road lies 

within Flood Zone 2, but no part of the proposed allocation or CWDCL Land lies within Flood Zone 3 
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4.109 The Council’s draft allocation E2333a has been amended accordingly in Appendix 12. 

j) Deliverability and Viability 

4.110 The CWDCL Land is being promoted for allocation by the CWDCL who has sole control of the Site and 

its road frontage. 

4.111 The Site’s single ownership and its market attractiveness detailed earlier makes it a deliverable and 

viable development option, capable of being brought forward within the Plan Period. 

4.112 Furthermore, there are no known complications that will prevent the early delivery of the Site. 

4.113 A financial appraisal has been undertaken for both the proposed allocation and the allocation of the 

CWDCL Land in full based upon current market circumstances and information available to CWDCL 

at the time of writing. 

4.114 The appraisal assumes the delivery of the Council’s proposal for 52,115 sq m of employment 

floorspace and considers the need for the entirety of the CWDCL Land to deliver this level of 

floorspace in an appropriate manner taking account of:  

(i) the need for cut and fill to deliver the necessary development plateaux;  

(ii) strategic landscaping along existing defined boundaries to deliver a defensible limit to the 

Green Belt; 

(iii) offsetting development from areas at risk of flooding;  

(iv) site access; and  

(v) infrastructure costs including utility diversions and connections. 

4.115 The appraisal has demonstrated that both the allocation promoted by CWDCL (allocation of the 

CWDCL Land in full, as per the Plan at Appendix 4) is viable and deliverable. 

4.116 As shown in earlier sections of this report the topography of the site (which is typical of the 

topography in this area of Kirklees but less severe than manner of areas to the west of the Borough) 
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necessitates the use of cut an fill to create development plateaus with intervening earth banks and 

to avoid the need for significant retaining structures.  

4.117 The most efficient means of achieving this form of plateauing across the CWDCL Land is shown at 

Appendix 4 (and has been considered in the development scenarios shown in the Plans at Appendix 

3).  

4.118 Given the topography of the site (which is less steep than many areas to the west of South Kirklees) 

a maximum development density of 2,300 sq m per ha (gross) is realistic.  

4.119 When taking account of the above factors the Council’s suggested allocation area is incapable of 

delivering the circa 52,115 sq m envisaged by the draft Local Plan. 

4.120 CWDCL have additionally undertaken a financial appraisal of the proposed allocation area. This has 

concluded that the proposed allocation would be viable and deliverable, albeit it would not deliver 

the scale of development required by the draft Local Plan. 

k) Summary 

4.121 The CWDCL Land has been demonstrated to be appropriate, sustainable and deliverable for 

allocation within the Draft Local Plan.  

4.122 The allocation of the CWDCL Land promotes the achievement of sustainable economic development 

when assessed against the Council’s sustainability criteria.  

4.123 The allocation will provide a significant amount of new employment floorspace that is capable of 

providing new job opportunities locally and address the current significant levels of out-migration 

from Clayton West and South Kirklees. It will deliver sustainable rural communities in accordance 

with the Council’s Spatial Strategy. 

4.124 Whilst these conclusions are also true for the Council’s proposed allocation at the Site (though, to a 

lesser extent), the Council’s suggested allocation boundary is less able to meet the five purposes of 

the Green Belt and does not deliver a boundary to the north of the site which is as defensible and 

long standing as the CWDCL Land. 
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4.125 The CWDCL Land boundary follows specific features on the ground and is capable of delivering a 

strong defensible boundary with the incorporation of additional landscaping which will provide 

additional landscape and ecological benefits. 

4.126 The proposed CWDCL Land would if allocated, deliver the scale of floorspace for which there is 

market demand (the proposed allocation would not) and is deliverable and viable. 

4.127 There are no environmental constraints to development which cannot be appropriately and 

effectively overcome through the incorporation of mitigation or through site design at the relevant 

stage. 
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5 SUMMARY OF REPRESENTATIONS 

a) Appropriateness of Allocation  

5.1 The Council’s intention to allocate land to the west of Clayton West is supported by CWDCL. 

5.2 The proposed allocation has been demonstrated to be appropriate and deliverable in these and 

previous representations (dated January 2015, February 2016 and August 2016).  

5.3 However, the Site covers a considerably smaller area than that promoted by CWDCL through the Call 

for Sites exercise and subsequent representations, extending to just 16.82ha (gross) as opposed to 

the 25.7ha promoted (approximately 35% less).  

5.4 The allocation is (along with all other allocations in the Draft Local Plan) market derived, i.e. the 

Council have in drafting the Local Plan assessed the development potential of those sites put forward 

for allocation through the previous Call for Sites exercise and their capability or otherwise to meet in 

full, the Council’s employment land requirement (175ha). 

5.5 Clayton West is distinctive in the South Kirklees context given its prime positioning on the A636 

Wakefield Road and its proximity to the M1. Its location makes it uniquely attractive to regional and 

national occupiers, and well as a sustainable and accessible option for expanding indigenous local 

businesses.  

5.6 There is also an identifiable need to address the currently negative commuting patterns experienced 

throughout Rural Kirklees (and particularly in Clayton West) in order to help create more sustainable 

communities and patterns of travel. 

5.7 The allocation of land within Clayton West for employment purposes is critical to support the 

Council’s aspiration deliver employment opportunities throughout Rural Kirklees. Provision of 

employment development in this location will enable the highly skilled local population to work 

within the Rural Kirklees character area and remove the requirement to for long distance 

unsustainable community patterns. 
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5.8 This is especially important given the Council’s intention to allocate sites in the draft Local Plan to 

accommodate in the order of 402 new homes in the local area over the Plan Period. 

5.9 As such, the Council have a longstanding objective to support the provision of new employment land 

in Clayton West to ensure that there will be opportunities for new jobs close to existing towns and 

villages in the South Kirklees area. 

5.10 JLL’s Market Assessment has demonstrated that there is significant latent demand for employment 

space in this location that, if accommodated on the Site, would create a critical mass resulting in an 

employment land delivery rate that would warrant an allocation area capable of delivering in the 

order of 52,000 sq m (565,000 sq ft) to 62,000 sq m (665,000 sq ft). 

5.11 The Council have concluded that it is appropriate to support the allocation of the Site for 52,115 sq 

m of flexible employment space. By applying the site densities in the Roger Tym and Partners 

Employment Land, Translating Jobs into Land paper they conclude that this may be delivered on a 

net site area of 14.89ha (16.82 ha gross). 

5.12 These representations have demonstrated that there is a need for additional land beyond the 

16.82ha allocated in the Draft Local Plan to appropriately and sustainably accommodate 52,115 sq 

m of employment floorspace.  

5.13 The Council’s intended allocation is likely to only deliver in the order of between 35,150 and 37,250 

sq m of commercial floorspace. This is up to 17,115 sq m (almost 33%) less than the amount required. 

5.14 CWDCL object to the Plan’s failure to identify an appropriately sized site that will deliver a flexible, 

market-facing employment opportunity capable of meeting the objectively assessed business needs 

of the area in full (as required by NPPF, Paragraphs 17, 20 and 21), addressing current patterns of out 

migration and supporting the creation of sustainable communities. 

5.15 There is also a need to take account of the area’s environmental constraints and sensitivities 

including topography, and to ensure that the Green Belt boundaries, when redrawn, are appropriate, 

defensible and longstanding (as required by NPPF, Paragraph 85).  

5.16 The CWDCL and land would have better regard to these issues than the proposed allocation, as 

summarised below, and would therefore be a more appropriate allocation. These representations 
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have shown the proposed allocation could be extended without adverse implications in order to 

deliver substantial additional economic, social and environmental benefits. 

b) Environmental Considerations 

5.17 A landscape character and visual appraisal of the CWDCL Land and its surroundings has been 

undertaken by Smeeden Foreman (Appendix 9) and has been used to assess the impact of 

development of the CWDCL Land on the visual amenity and the landscape character of the area.  

5.18 A comparative analysis of the impact of development across the whole of the CWDCL Land in 

comparison to the proposed allocation area is included as part of this assessment. 

5.19 The assessment has confirmed that commercial development could take place on the CWDCL Land 

in such a way that the magnitude of change would be low or negligible. In some cases, their 

assessment demonstrates that development of the CWDCL Land in full rather than limiting 

development to the area of the proposed allocation would result in minor beneficial impacts.  

5.20 Smeeden Foreman has also assessed the potential impact of development on the Grade II Parkland 

Landscape of Bretton Hall and the Scheduled Monument of Bentley Grange to the north east of the 

Site. 

5.21 Development of the CWDCL Land is not considered to have any material impact on the character of 

the parkland or its setting. The introduction of additional landscaping of the kind that could be 

created through the allocation of the CWDCL Land in full will only help to further screen 

development. 

5.22 Views of the site from Bentley Grange are obscured by local topography and intervening landscape 

and field boundaries such that the allocation of the CWDCL Land would have no material impact upon 

the character or setting of the site. 

5.23 An assessment of prevailing ground conditions has been undertaken and concludes that there are no 

matters which would prevent development from taking place on Site. 

5.24 The majority of the CWDCL Land is at limited risk of flooding (Flood Zone 1) with a small section (on 

the southern portion) located within Flood Zone 2. In order to ensure that development on CWDCL 
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Land does not increase flood potential elsewhere, development will be retained within the Flood 

Zone 1 areas. 

5.25 Overall there is the potential through the application of a sustainable drainage strategy to improve 

upon the CWDCL Land’s drainage capacity and deliver additional biodiversity benefits.   

5.26 An assessment of the ecological potential of the Site has been undertaken. This assessment has 

identified no statutory designations on the CWCDL Land nor within 2km of its boundaries. Whilst 

there are non-statutory designations within 2km of the Site, due to their distance and the intervening 

land uses, there will be no adverse impacts upon these areas as a result of the Site’s allocation. 

5.27 The Site is of low conservation value with the existing trees and hedgerows on Site being considered 

to be of only local ecological value. 

5.28 Whilst the River Dearne and its associated corridor is considered to be of significant importance to 

local wildlife, as is the stream and belt of mature trees that run along the Site’s eastern boundary, 

the illustrative Development Zones Plan (Appendix 3) maintains these landscape areas. There is also 

the opportunity through creating new landscaping buffers between these boundaries and the 

proposed development areas to enhance their biodiversity and recreational potential. 

5.29 An assessment of the CWDCL Land’s accessibility to local services, the capacity of the local road 

network to accommodate the scale of floorspace proposed by the Council for the Site and the ability 

to safely access the Site via Wakefield Road, has demonstrated the CWDCL Land to be wholly 

appropriate for development in transport terms.  

c) Green Belt Boundaries 

5.30 The northern boundary of the CWDCL Land is marked by easily read features present on the ground, 

including the Public Right of Way, a tarmac drive and overhead power lines. The CWDCL boundary 

would therefore create a stronger, more readily recognisable and defensible Green Belt boundary to 

the north of the Site than the Council’s proposed boundary in accordance with Paragraph 85 of the 

NPPF.  
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5.31 As noted elsewhere in these representations, the allocation area proposed by the Council will not 

deliver the amount of employment development that is both appropriate and necessary in this 

location. CWDCL object to the Plan on this basis.   

5.32 As a result, the Green Belt boundary (once redrawn) will be inconsistent with the Local Plan strategy 

for meeting identified requirements for sustainable development and will need to be altered at the 

end of the Plan Period (or before) (contrary to Paragraph 85 of the NPPF) to accommodate medium 

to longer term development needs in this part of the Borough.  

d) Deliverability and Viability 

5.33 The CWDCL Land is being promoted for allocation by the CWDCL who has sole control of the Site and 

its road frontage. The Site’s single ownership and its market attractiveness makes it a deliverable and 

viable development option, capable of being brought forward within the Plan Period. 

5.34 Furthermore, there are no known complications that will prevent the early delivery of the Site. 

5.35 A financial appraisal has been undertaken for the proposed allocation based upon current market 

circumstances and information available to CWDCL at the time of writing. The appraisal has 

demonstrated that the proposed allocation (presented at Appendix 4) is viable and deliverable. 

e) Conclusions 

5.36 The CWDCL Land has been demonstrated to be appropriate, sustainable and deliverable for 

allocation within the Draft Local Plan.  

5.37 The allocation of the CWDCL Land promotes the achievement of sustainable economic development 

when assessed against the Council’s sustainability criteria.  

5.38 The allocation will provide a significant amount of new employment floorspace that is capable of 

providing new job opportunities locally to address the current significant levels of out-migration from 

Clayton West and South Kirklees. It will deliver sustainable rural communities in accordance with the 

Council’s Spatial Strategy. 
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5.39 There are no environmental constraints to development which cannot be appropriately and 

effectively overcome through the incorporation of mitigation or through site design at the relevant 

stage. 

5.40 Whilst these conclusions are also true for the Council’s proposed allocation at the Site (albeit to a 

lesser extent), the Council’s suggested allocation boundary is less able to meet the five purposes of 

the Green Belt and does not deliver a boundary to the north of the site which is as defensible and 

long standing as the CWDCL Land. 

5.41 The proposed CWDCL Land would if allocated, deliver the scale of floorspace for which there is 

market demand (the proposed allocation would not) and is deliverable and viable. 

5.42 The Council should submit a Plan for examination which is considers “sound”. Paragraph 182 of the 

NPPF sets out that for a Plan to be sound it must be: 

 Positively prepared; 

 Justified; 

 Effective; and 

 Consistent with national policy. 

5.43 The Council’s intended allocation will deliver 33% less employment floorspace than the amount that 

has shown to be required by the Council’s own evidence base. As such it is not an appropriately sized 

site that will deliver a flexible, market-facing employment opportunity capable of meeting the 

objectively assessed business needs of the area in full (as required by NPPF, Paragraphs 17, 20 and 

21). Nor will it successfully address current patterns of out migration or fully support the creation of 

sustainable communities.  

5.44 There is also a need to ensure that the Green Belt boundary, when redrawn, is appropriate, 

defensible and longstanding (as required by NPPF, Paragraph 85). The CWDCL and land would have 

better regard to these issues than the proposed allocation. 
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5.45 As a result of the allocation area proposed by the Council being unable to deliver the amount of 

employment development that is both appropriate and necessary in this location, the Green Belt 

boundary (once redrawn) will be inconsistent with the Local Plan strategy for meeting identified 

requirements for sustainable development and will need to be altered at the end of the Plan Period 

(or before) to accommodate medium to longer term development needs in this part of the Borough.  

5.46 The Plan has therefore not been positively prepared and is inconsistent with national policy. It is 

unsound in these respects.  

5.47 CWDCL respectfully suggest that, in order to remedy these matters and enable the submission of a 

Plan for examination which is sound, the Council should amend the Plan to allocate CWDCL Land (as 

shown at Appendix 1) in full.  

5.48 This will enable the delivery of in the order of 52,115 sq m (potentially up to circa 55,000 sq m) of 

employment floorspace to be delivered at the Site over the Plan Period, enabling objectively assessed 

and market derived requirements to be met in full and the consequential delivery of sustainable 

development, in accordance with the policies of the NPPF.  
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1 Introduction 

 Purpose of Report 

This report has been prepared for Clayton West Development Company Ltd (CWDCL), who are promoting the 

subject site for employment development through the Kirklees Local Plan.  The subject site comprises a large 

parcel of land at the north eastern edge of Clayton West within the Borough of Kirklees as shown on the plan 

below.   

The Publication Draft of the Kirklees Local Plan (November 2016) proposes that only part of the site be 

allocated for employment use.  This report reviews the need for the whole site to be allocated for employment 

use within the Local Plan and the potential consequences should the whole of the site not be allocated. 

This report also reviews the current and historic market trends, along with the future need for employment 

development at the site along with highlighting the locational benefits to provide the appropriate type and 

amount of floorspace which could be accommodated at the site. 

 Site Overview 

The subject site currently comprises agricultural land within the Green Belt.  The site is split north and south of 

the A636 (Wakefield Road). It has been identified by Kirklees Council (the Council) as a site that is appropriate 

for employment development to meet the Borough’s economic needs and as such it is proposed in a large part 

to be removed from the Green Belt. 

The site which lies to the north of Wakefield Road slopes from north to south.  The site which lies to the south of 

Wakefield Road also slopes from north to south. 

The site’s boundaries are well defined. Kiln Lane and an existing tree line forms the western boundary, 

agricultural fields form the northern boundary, existing footpath leading from Wakefield Road form the eastern 

boundary and the River Dearne and tree line form the southern boundary. 

The site is identified on the plan below. 
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2 Market Assessment 

 National and Regional Overview 

2.1.1 Industrial 

UK economic growth slowed to 2.2% in 2015 compared with 2.6% in 2014, which was the strongest annual rate 

since 2007. Latest independent forecasts indicate that the economy is expected to grow at a similar rate in 2016 

and 2017 – suggesting a steady growth outlook. 

Whilst economic growth has been steady a lower level of take-up was recorded in 2015 compared with 2014. 

Total industrial take-up (all units sizes from 1,000 sq ft upwards) was 89.3 million sq ft last year, 11% down on 

2014. The fall in demand was mostly due to reduced activity in the big box market (units of 100,000 sq ft and 

over), where take-up fell 22%. The take-up of small and medium-sized units between 1,000 sq ft to 99,999 sq ft 

was 5% down on 2014.  

Regionally, industrial take-up across Yorkshire & Humberside totalled around 8.8 million sq ft in 2015.  Take-up 

involving units from 1,000 sq ft to 99,999 sq ft totalled 5.9 million sq ft. Take-up involving large units of 100,000 

sq ft and over totalled 2.9 million sq ft. 

At the end of December 2015, there was some 23.6 million sq ft of industrial floorspace available across the 

Yorkshire and Humberside market, 18% down on the end of December 2014. Availability in Yorkshire and 

Humberside accounted for 11.9% of the GB total. 

The available supply in units below 100,000 sq ft totalled 15.8 million sq ft, 20% lower than at the end of 

December 2014. Around 9% of the available floorspace in this size band comprised new or refurbished 

floorspace, matching the GB average. 

At the end of December 2015, availability in units of 1,000 to 99,999 sq ft represented around two and a half 

years of supply compared with the annual average take-up rate over the past five years (2011 – 2015).   

Whilst data for the year 2016 is not yet available it is expected to reveal another strong year in terms of take up 

and a subsequent contraction in supply.  However JLL are aware of a number of speculative schemes which are 

currently being developed within the region where developers have cited a lack of good quality stock constricting 

the market. 

2.1.2 Offices 

The Yorkshire office market experienced a subdued start to 2016 with take-up for the first six months of the year 

standing at 194,830 sq ft and someway off being on target for the 10-year annual average of 498,000 sq ft. 

While the market was less active in the run up to the EU referendum early indications are that the market 

fundamentals of Leeds remain strong, with a number of corporates and the government progressing with 

significant office space requirements. Alongside relatively limited quality supply, this will continue to underpin 

market stability and confidence levels. 

Supply levels currently remain constrained and the overall vacancy rate moved in to 4.1% during Q2. The 

scarcity of Grade A space will be addressed in Q3 when three new build schemes complete (some of which are 

already part pre-let). Beyond 2016 there are no major new build schemes on site in the city centre and 
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developers are currently exercising caution so occupiers requiring Grade A space into 2017 may need to pursue 

the pre-let route unless this is addressed. 

Headline prime rents remained unchanged at £27.00 per sq ft during Q2 2016. The new high quality space 

coming to the market should support headline rents. 

In line with some other markets, investment activity was relatively subdued in Q2 as the EU referendum came 

into sight. The largest transaction was Leeds City Council’s purchase of 3 Sovereign Square for £43.75m 

reflecting 5.40% net initial yield. The mid 2016 total stands at £99m with a further circa £15m under offer. Prime 

yields were unchanged over the quarter and remained at 5.25% but are expected to soften during H2 2016. 

 Sub-Regional Market Trends 

This section of the report outlines the historical and current market trends within a regional search area which is 

considered to provide competition to any stock developed at Clayton West.  Whilst this search area is larger 

than the identified ‘South Kirklees Functional Market Economic Area’1 and the wider Kirklees region, the search 

area contained in the map below has been derived through discussions with agents who are active within the 

area.  It is considered that if an occupier publishes a requirement for the Kirklees area then the occupier would 

consider locating within any new good specification space as shown on the map below.   

 

 

Based on the identified search area a supply and demand analysis has been undertaken to analyse the 

employment stock which will provide competition to any employment scheme which is developed at the subject 

site.   

  

                                                 
1 Kirklees Employment Market Strength Assessment, GVA, September 2015. 
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2.2.1 Sub-Regional Supply 

Existing industrial property currently available for sale or to let in the identified sub-regional search area totals 

278,000 sq m (2.99 million sq ft) according to Co-Star.  A breakdown of the current supply is provided in the 

chart below. 

 
Chart 1 – Total Supply split by size of Unit (Source: Co-Star) 

Chart 1 shows that there is currently available industrial supply across all the size increments, however, the 

highest number of vacant units is in the 93 sq m (1,001 sq ft) to 232 sq m (2,500 sq ft) category with 114 units 

currently available.  The next highest is the zero sq m (zero sq ft) to 92.9 sq m (1,000 sq ft) category, which has 

106 units currently available.  It should be noted that whilst there seems to be a high number of units under 465 

sq m (5,000 sq ft) currently available, they provide a mixed quality of accommodation with the majority providing 

dated, poor quality accommodation.   

In terms of the breakdown of units below 929.03 sq m (10,000 sq ft) category there are a total of 338 units 

currently available in the search area.  The breakdown of these is as follows: 

 
Chart 2 – Breakdown of Units by size of Property (Source: Co-Star Focus) 
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As can be seen from Chart 2, 54% (184 units) of units are currently available in the zero sq m (zero sq ft) to 

185.89 sq m (2,000 sq ft) category.  The next highest is 16% (53 units) which are currently available in the 

185.89 sq m (2,001 sq ft) to 278.70 sq m (3,000 sq ft) size band. 

The existing level of supply within the identified search area is 278,000 sq m (2.99 million sq ft).  The majority of 

space is provided in the sub 929.03 sq m (10,000 sq ft) with a total of 338 units (86%) currently available, 

however the majority is provided in dated poor quality accommodation. 

2.2.2 Sub-Regional Demand 

In terms of the take up of commercial floorspace, over the five year period 2011 – 2015, in the identified sub-

regional search area this is summarised in the chart below.  It can be seen that the largest take up was in 2014, 

where over 90,500 sq m (974,000 sq ft) of deals were agreed for commercial space in the search area.  Take up 

in 2013 was circa 89,900 sq m (968,000 sq ft)2.    

It is interesting to note that the search has revealed no take up of existing stock, office or industrial, in Clayton 

West over the five year period.  

 
Chart 3 – Take up by Year (Source: Co-Star Focus) 

Total take up in the identified sub-regional area over the five year period is 416,000 sq m (4.48 million sq ft) this 

equates to an average of 83,100 sq m (895,000 sq ft) per annum.  If take up continued at this level then the 

current supply of existing stock currently available on the market would all be taken in just over three years.   

Chart 4, overleaf, shows the number of transactions per year over the previous five years within the identified 

sub-regional area.  It shows that the number of transactions have remained fairly constant throughout the period 

with an average of circa 120 transactions per annum.  The year 2012 saw the lowest number of transactions 

with just 102. 

                                                 
2 Please note that this figure is different from that previously provided during the last submission.  The Co-Star database 

was updated in Summer 2016 meaning that the figures have been updated since the last report was provided.  
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Chart 4 – Number of Transactions per Year (Source: Co-Star Focus) 

2.2.3 Sub-Regional Conclusion 

The above analysis has shown that there is currently 278,000 sq m (2.99 million sq ft) of available stock within 

the identified sub-regional search area split across 395 different units.  The majority, 338 units, provide below 

929 sq m (10,000 sq ft) of accommodation, the majority of which is dated stock.   

A review of the demand in the sub-regional area over the five year period from 2011-2015 established that the 

average take up was 83,100 sq m (895,000 sq ft) per annum.  If this average take up level continued then the 

existing stock would be taken up in just over three years.   

Whilst the majority of transactions are for space below 929.03 sq m (10,000 sq ft), there has also been demand 

for space across all size categories. 

 Kirklees Region 

2.3.1 Employment Land  

There is a total of 59,000 sq m (640,000 sq ft) of employment floorspace currently available in the Kirklees 

region3.  In terms of the size split of floorspace and the grade of the floorspace this mirrors that which is 

provided in the wider sub-region with the majority of space being provided in the 93 sq m (1,001 sq ft) to 232 sq 

m (2,500 sq ft) category and the majority of space available is lower grade dated poor quality accommodation. 

In terms of employment land which is in the pipeline, according to the Employment Needs Assessment 

Technical Paper dated November 2016 there is a total of 107.24 hectares (265 acres) which has been 

earmarked for development within Kirklees.  Of this, 84.27 hectares (208 acres) are readily available for 

development with a further 20.84 hectares (51 acres) committed.  The report splits the different areas of Kirklees 

into different functional market economic areas (FEA) of Huddersfield, North Kirklees and South Kirklees.  The 

Employment Needs Assessment Technical Paper also provides a breakdown of the allocated current 

employment land supply across these different Kirklees FEAs.  There is a total current employment land supply 

of 61.58 hectares (152 acres) in the Huddersfield functional market economic area, a total of 33.83 hectares (84 

                                                 
3 Co-Star online availability search http://gateway.costar.com/Gateway/ 
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acres) in North Kirklees and only 11.83 hectares (29 acres) in the South Kirklees functional market economic 

area.  A further breakdown of this available land in South Kirklees is provided in section 2.4.3. 

The take up over the period 2004/5 to 2014/15 in Kirklees region is shown in the table below.  This is taken from 

the Employment Needs Assessment Technical Paper dated November 2016 and shows that over the ten year 

period take up has slowly fallen from the high experienced over 2004/5. 

 
Year Take up/ Hectares Take up/ Acres 

2004/5 19.86 49.08 

2005/6 0.51 1.26 

2006/7 15.70 38.80 

2007/8 13.33 32.94 

2008/9 15.44 38.15 

2009/10 9.00 22.24 

2010/11 & 
2011/12 

10.08 24.91 

2012/13 8.11 20.04 

2013/14 8.06 19.92 

2014/15 7.04 17.40 

Average 10.71 26.47 

 

 
Chart 5 – Take up of Employment Land (Source: Kirklees Local Plan Annual Monitoring Report) 

The chart above shows that the take up of employment land has remained fairly constant since 2009/10, 

however this is below the levels experienced in the period 2004/5 to 2008/9.  The level of take up experienced in 

2008/9 is surprising given that this was during the last recession.  However the difference between the take up 

level in 2007/8 and 2008/9 is only 5 acres and this could be accounted for by one single transaction compared 

with the previous year. 

In terms of the future take up of employment land little development has occurred in recent years (equating to 

only an average of only 20 acres of take up during 2012/13, 2013/14 and 2014/15) owing to a lack of demand 

from existing occupiers for grow on space with only the prime sites developed for employment within the 

Kirklees region.  However the recent continued growth of the economy has led to an increase in occupier 

confidence leading to the expansion of businesses and requirements, although the potential impacts of Brexit 

remain to be seen.  Where occupiers have requirements they have initially looked at the existing stock to satisfy 
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their requirements.  Conversations with JLL industrial agents have established that this increase in demand for 

existing stock has led to inflationary pressure on rents, which has made development of employment stock more 

viable within Kirklees.  Additionally much of the remaining stock within the Kirklees region is dated and second 

hand and therefore of poor quality not satisfying the requirements of modern employment occupiers.  With this 

in mind it is considered that the take up of employment land will increase in order to develop new units to satisfy 

the requirements of existing occupiers who wish to expand their operations.    

2.3.2 Demand 

Whilst it is very difficult to quantify the total amount of latent demand for commercial space in Kirklees, a review 

of the Kirklees Employers Survey 2013 (the latest available) has established that employers expect their 

workforces to increase over the next few years.  Also 15% of all employers in Kirklees have said that they will 

require further land or premises within the next three to five years.  Of those which are planning to expand 73% 

will remain in the wider area.   

Local and regional businesses do not tend to publish their requirements for extra space and therefore it is 

difficult to quantify the total amount of latent demand which is currently in the market.  However, discussions 

with local agents, acting on behalf of the CWDCL, and local occupiers have established that there is a 

considerable amount of latent demand within Kirklees. 

Occupier Current Location Size of Requirement/sq ft Use Class of Requirement 

Cummins Huddersfield 180,000 B2 

AUS Clayton West 15,000  B8 

Newburn Power Rental South Kirkby Unknown B2 

Pink Link Oakes Unknown B8 

R&D Sheetmetal Huddersfield 20,000 B2 

Agrosmart Clayton West 30,000 B2 

Confidential Huddersfield 40,000 B8 

Wellhouse Leisure Shelley 15,000 B8 

Frame Tech Structures Ltd Ravensthorpe Industrial Estate Unknown B2 

Phoenix Textiles Clayton West 80,000 B2 

Staples Group Huddersfield 30,000 B2 

Manzana Contracts Milnsbridge Unknown B8 

Pet Brands Ravensthorpe 70,000 B8 

Buy it Direct Huddersfield 350,000  B8 

Time 4 Sleep Ltd Milnsbridge 40,000 B2 

Delta Adhesives Barnsley 20,000 B2 

Abode Huddersfield 25,000 B1/B2 

Alco Valves Brighouse 60,000 B2 

Wesco Aircraft Ltd Clayton West 100,000 B2 

Macs Trucks Outlane 25,000 A1 

Melett Barnsley 60,000 B2 

Connection Seating Dewsbury 100,000 B2 

Storm Trading Clayton West 10,000 B1 

Ardor Engineering Bradford 20,000 B2 

Total  1,290,000  

The above table contains a total of 24 active requirements which equate to 120,000 sq m (1.29 million sq ft) of 

floorspace within Kirklees.  It is considered that these occupiers would wish to remain in their current location in 

order to maintain the satisfaction of employees.  However if suitable accommodation cannot be found within the 
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immediate locality to satisfy the requirements then it will be necessary for the occupiers to widen their search 

area.   

Whilst it is possible that some of the above requirements could be satisfied by existing supply many of the 

requirements above have been in the market for some time without finding any space to satisfy their 

requirement.  It is also interesting to note that there are three requirements in the table above which are over 

9,290 sq m (100,000 sq ft) which cannot currently be satisfied within Kirklees.  In addition to the above JLL are 

also aware of a large requirement for over 9,290 sq m (100,000 sq ft) from Adare, based in Clayton West, who 

have agreed a deal in principle to move to a business park outside of the Kirklees District.  

It can be seen from the above that there are a total of 5 occupier requirements currently active within the 

Clayton West area which equates to a total floorspace requirement of 21,832 sq m (235,000 sq ft).  It is 

considered that these requirements would only be satisfied by the provision of new, good specification 

employment space.  Once an employment centre of sufficient critical mass has been created this will also lead 

to further requirements, which are yet to be published, from occupiers who are already present within South 

Kirklees and Clayton West. 

The smallest published requirement is 1,393 sq m (15,000 sq ft), however, the analysis contained in section 

2.2.2 established that the average size of deal in the search area was 604 sq m (6,500 sq ft).  It is considered 

that the majority of requirements under 929 sq m (10,000 sq ft) are not published and therefore there will be 

some latent demand in addition to the above which will be captured by the provision of good quality employment 

accommodation across the Kirklees region. 

Looking at the use classes above, 16 (64%) of the requirements are currently from B2 use class operators.  

There are 8 B8 operators and only one B1 operator.  There is also a truck sales operator who would operate 

under the sui-generis use class. 

 South Kirklees Functional Market Economic Area 

The Kirklees Employment Market Strength Assessment dated September 2015 undertaken by GVA reviews the 

market strength of the employment sector within Kirklees.  The report splits the different areas of Kirklees into 

different functional market economic areas (FEA).  Clayton West lies within the South Kirklees FEA.  The South 

Kirklees FEA is hindered by constraining characteristics which are limiting the growth of the employment sector.  

The constraints include the topography and rural nature of the area, market perception amongst occupiers and 

the presence of competing sites.  The map of the South Kirklees economic area is contained below (shaded 

green): 
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2.4.1 Supply 

In terms of availability of stock in South Kirklees FEA there is little stock available, only 16,400 sq m (177,000 sq 

ft)4, which is symptomatic of the constraining characteristics of South Kirklees FEA.  These constraints are 

limiting the growth of the employment sector in South Kirklees.  The constraints include the topography and rural 

nature of the area, market perception amongst occupiers that South Kirklees is an inaccessible rural area and 

the presence of competing sites.  These constraints mean that many of the residents in the sub region have had 

to travel to work either to the wider Kirklees region or outside of the Kirklees region which does not mean that 

the employees can travel to work sustainably by either walking or using public transport. 

South Kirklees has a number of natural constraints including topography and rural nature of the area.  This is 

particularly true in the west of the FEA around the Honley and Kirkburton and Denby Dale areas where the 

topography of the area has meant that the strategic access is poorer when compared to the rest of the FEAs in 

the Kirklees region.  The topography and strategic access has meant that other areas of Kirklees, particularly 

the Huddersfield and East Kirklees FEAs, have been more attractive to large regional and national occupiers as 

verified through discussions with agents and occupiers. 

Discussions with agents and occupiers have revealed that the South Kirklees FEA tends to cater for more local 

market demand with larger national occupiers preferring to be located in the Huddersfield and East Kirklees 

FEAs.  This is mainly due to the provision of good quality stock within the area.  However the east of the South 

Kirklees FEA has the benefit of the Wakefield Road Corridor which is the most advantageous location, in terms 

of strategic access, within South Kirklees.  This has led to Clayton West being identified the key strategic site to 

deliver employment development over the plan period by the Council.  During the conversations with 

commercial property agents Clayton West was referenced as a key strategic opportunity if employment growth 

is to take place in South Kirklees FEA. 

In terms of the current employment land supply in the South Kirklees FEA there is a total of just 8.28 hectares 

(20 acres)5 available for development. The table below provides a summary of the land which is identified in the 

employment land supply: 

 

 

 

 

 

  

                                                 
4 Co-Star online availability search http://gateway.costar.com/Gateway/ 
5 Kirklees Local Plan – Technical Paper: Employment Needs Assessment, November 2016 

Size of Site/ Ha Total/ Ha Number of Sites 

Less than 0.4 1.24 10 

0.4 to 3.99 7.04 6 

4.0 to 7.99 0.00 0 

8.0 and over 0.00 0 

Total 8.28 20 

Source: Employment Needs Assessment, November 2016 
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The map below shows the locations in the South Kirklees FEA where the sites are currently allocated for 

employment.  It can be seen that the majority of sites are situated in the west of the FEA which is constrained by 

topographical and accessibility issues and therefore these are unlikely to appeal to occupiers.  The green 

paddle symbolises the subject site. 

 

The total land which is currently available for employment development in South Kirklees is split across 16 sites 

with no sites currently available over 4 hectares (9.88 acres) which means that large requirements for space 

over 4,645 sq m (50,000 sq ft) cannot be accommodated.  The average size of the sites is 0.65 hectares (1.61 

acres) which would satisfy a requirement of no more than 2,322 sq m (25,000 sq ft).  This has meant that larger 

requirements have not been able to be satisfied within the Kirklees FEA and has limited the growth of existing 

businesses.  It should be noted that there are at least three requirements for space over 4,645 sq m (50,000 sq 

ft) in Clayton West which are currently not able to be satisfied by the Council’s identified land supply. 

2.4.2 Demand 

Take up of employment land within South Kirklees has, historically, lagged behind the North and East sub 

regions of the wider Kirklees region.  Meltham and Denby Dale have seen  a total take up of 3-4ha of 

employment land taken from 2006 - 2014, and Honley and Kirkburton both seeing a take up of 2-3ha’6.  

Additionally there has been some loss of employment land due to residential development.  This is particularly 

true in Holme Valley South where over 10 ha (24.71 acres) were lost along with 5 ha (12.36 acres) in Denby 

Dale and 4 ha (9.88 acres) in Kirburton.   

The above figures are unsurprising given the identified constraints of South Kirklees and the lack of viable 

commercial development opportunities within the FEA.  It is interesting to note that there has been more 

allocated commercial land lost for residential development than there has been developed out for commercial 

across the sub region.  This highlights the fact that homeowners in South Kirklees have to travel to the wider 

Kirklees region or further afield in order to reach their place on employment. 

In terms of occupier requirements a review of the requirements contained within section 2.3.2 has established 

that there is a total of 6 requirements currently active within the South Kirklees area as follows: 

 

                                                 
6 Kirklees Employment Market Strength Assessment, GVA, September 2015. 
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Occupier Current Location Size of Requirement/sq ft Use Class of Requirement 

AUS Clayton West 15,000  B8 

Agrosmart Clayton West 30,000 B2 

Wellhouse Leisure Shelley 15,000 B8 

Phoenix Textiles Clayton West 80,000 B2 

Wesco Aircraft Ltd Clayton West 100,000 B8 

Storm Trading Clayton West 10,000 B8 

Total  250,000 sq ft  

It can be seen from the above that there is a total of 23,225 sq m (250,000 sq ft) of requirements for 

employment space currently active within the South Kirklees FEA which is spread across a total of 6 

requirements.  All of these requirements are over 929 sq m (10,000 sq ft) and can only be satisfied through the 

provision of good quality new employment space within the South Kirklees FEA.  It is also interesting to note 

that 5 of the total requirements are from occupiers who operate in Clayton West, who wish to stay in the 

immediate locality but there are no suitable premises available and there is no land currently allocated to satisfy 

the requirements over 4,645 sq m (50,000 sq ft).  However if the subject site was allocated for employment 

development then these requirements could be satisfied. 

JLL are also aware of a large requirement of circa 9,290 sq m (100,000 sq ft) which has entered the market from 

Adare to move from their current premises in Clayton West.  However it is understood that Adare  have now 

shortlisted a site in the Wakefield District although Adare’s preference was to stay within Clayton West but there 

were no opportunities for them to relocate within the Town. 

In addition to the above there is a 5,574 sq m (60,000 sq ft) requirement from Mellett who are currently located 

in Barnsley.  Mellett were originally located in Clayton West but had to move to Barnsley, in 2011, because of 

the lack of suitable accommodation within the Town.  Mellett would be a key target for the subject in the future. 

All of the requirements are for employment space over 929 sq m (10,000 sq ft).  It is unusual for requirements 

under 929 sq m (10,000 sq ft) to be published by occupiers, however it is considered that there is substantial 

latent demand within this size bracket from occupiers within the South Kirklees FEA but it is extremely difficult to 

quantify the level of this demand.  Occupiers of this size do not tend to publish their requirements or employ an 

employer’s property agent to find them space as this is costly.  Also this size of requirement does not create 

sufficient critical mass on a site in order to persuade a developer to develop space to their requirements.  

Therefore this size of occupiers usually reacts to space which is provided speculatively within the market.  

It is clear that irrespective of the size of requirement there is considerable latent demand within the South 

Kirklees FEA which will be satisfied by the provision of good quality employment space within an accessible 

location. 

2.4.3 South Kirklees FEA Conclusion 

The above analysis has shown that there are no large sites available or promoted for employment development 

meaning that larger requirements cannot currently be accommodated within South Kirklees.   

There is considerable demand currently in the South Kirklees FEA with a total of 6 active requirements equating 

to a total of 23,225 sq m (250,000 sq ft) of employment space.  All of these requirements cannot currently be 

satisfied by the current employment land supply within South Kirklees FEA, particularly those over 4,645 sq m 

(50,000 sq ft).   
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Given the constraints and inaccessibility of much of the South Kirklees FEA careful consideration needs to be 

given to the location of sites which could be allocated for employment development.  Any sites allocated should 

be accessible within the east of the South Kirklees FEA along Wakefield Road. 

 Clayton West 

2.5.1 Supply 

With regard to Clayton West, our availability search and site visit revealed that there is a total of circa 1,858 

sq m (20,000 sq ft)7 of industrial accommodation currently available which offers a reasonable specification of 

space.  This is split between two units, one on Colliers Way and one off Wakefield Road. Both these are 

situated to the west of the subject site.  The available unit on Colliers Way provides up to 1,486 sq m (16,000 sq 

ft) of industrial property and the other unit, on Wakefield Road, provides 372 sq m (4,000 sq ft) of industrial 

accommodation. 

There is a very limited amount of office space currently in Clayton West and, subsequently, there are very few 

office occupiers in the town.  However, it is clear that, historically, there has been little demand from office 

occupiers to drive office development in this location. 

In terms of future supply there are three sites which are contained in the current identified employment land 

supply in Clayton West.  However it should be noted that none of these sites are currently being marketed and 

therefore no allocated employment site are immediately available in Clayton West.  Additionally JLL are aware 

that the former Adare site is now proposed to be released for residential further reducing the supply of 

employment land within Clayton West. The details of the identified employment land sites are as follows: 

 Wesco Aircraft Ltd, Park Mill Way, Clayton West – This 0.13 hectare (0.32 acre) site is a brownfield site 

which has been earmarked as expansion land for the existing occupier.  The land could provide a total of 

1,275 sq m (13,700 sq ft) of accommodation.  Given that this is owned by the adjacent landowner, it is 

anticipated that this would only be developed should the occupier wish to expand.  However Wesco Aircraft 

Ltd currently has a published 9,290 sq m (100,000 sq ft) requirement for new space within Clayton West 

which indicates that this expansion land is not suitable for expansion of their operations. 

 Aqua Interiors, Green Park House, 2a Colliers Way, Clayton West – This 0.20 hectare (0.50 acre) site is 

identified in the UDP as expansion land.  The site is brownfield and has a capacity of only 1,717 sq m 

(18,481 sq ft).  Given that this is owned by the adjacent landowner, it is anticipated that this would only be 

developed should the occupier wish to expand. 

 Spring Grove Mills, Wakefield Road, Clayton West – This brownfield site has an expired planning 

permission for 2,180 sq m (23,465 sq ft) of industrial development.  The site has been classified as being 

available for development and has not been earmarked for expansion for an adjacent occupier. 

Two of the above sites have been earmarked for expansion of an existing occupier with only one, Spring Grove 

Mills, currently available for development on the open market.  Spring Grove Mills can provide a maximum of 

2,180 sq m (23,465 sq ft) of industrial development.  It is anticipated that if this site was developed an adjacent 

business who is occupying dated stock would look to relocate in to the new stock provided.  This would 

therefore leave a shortage of good quality stock around Clayton West. 

                                                 
7 Co-Star online availability search http://gateway.costar.com/Gateway/ 
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2.5.2 Demand 

There are a total of 5 occupier requirements currently active within the Clayton West area.  The total floorspace 

attributable to these requirements is 21,832 sq m (235,000 sq ft).  It is considered that these requirements would 

only be satisfied by the provision of new, good specification employment space.  However there are only three 

sites which are allocated for employment development within Clayton West.  These have the potential to provide 

a total of 5,170 sq m (55,000 sq ft) of employment accommodation, not enough to capture the current published 

requirements which are active in Clayton West.  It is also worth noting that whilst these sites have been 

earmarked for expansion of existing firms, at least one, Wesco Aircraft Ltd, has published a requirement which 

suggests that the land identified for expansion is not fit for their purpose.   The other two remaining identified 

land parcels could satisfy the expansion of the existing occupiers however neither of these occupiers have a 

published requirement for space within Clayton West.  

2.5.3 Clayton West Conclusion 

Clayton West is situated in the east of the South Kirklees FEA which is the most attractive location for 

employment occupiers within the FEA as the site is the most accessible within the sub-region around 10 

minutes from the M1 motorway along the Wakefield Road corridor.  However the analysis of the property market 

in Clayton West has revealed that there is very little available employment space within Clayton West and the 

small amount of available employment land means that the amount of employment space cannot be increased 

significantly. 

There is a total 5 occupier requirements currently from occupiers who are present in Clayton West totalling 

21,832 sq m (235,000 sq ft).  It has been established through discussions undertaken between the promoters of 

the subject site and the occupiers with published requirements that the occupiers wish to stay within the Clayton 

West area. This is due to not wanting to unsettle the existing workforce and having to find new skilled trained 

employees.  However currently there is no accommodation which can satisfy their requirements and there is no 

land identified for employment development of sufficient scale which can be developed for employment space to 

satisfy the requirements.  This has been demonstrated by the fact that the Adare requirement could not be 

satisfied within Clayton West and consequently they have shortlisted a site which is out of the Kirklees District. 

The subject site at Clayton West is the optimum location within the South Kirklees FEA situated in close 

proximity to the M1 motorway and along the Wakefield Road corridor and could be developed for employment to 

satisfy the latent demand which is currently available in the market.  Additionally, once the majority of the 

existing requirements have been satisfied on the site this will create sufficient critical mass on the site to attract 

latent demand from other occupiers and allow the employment sector in South Kirklees FEA to grow. 

This continued growth of the employment sector within the South Kirklees FEA will be generated by the 

continued growth of the economy which will lead to an increase in occupier confidence leading to the expansion 

of businesses and requirements.  Additionally a review of the Kirklees Employers Survey 2013 (the latest 

available) has identified that 21% of employers expected their workforce to increase over the next 12 months, 

with 23% in the manufacturing sector.  

Fifteen per cent of all employers in Kirklees are of the opinion that their business will require further land in the 

next three to five years.  Additional land or space is most likely to be needed for warehousing and storage (40% 

of those requiring more space), with 35% of employers that need more space requiring additional office space. 

One in six (17%) require more manufacturing space.  Of those requiring more land or space, 31% will remain at 

their current location and expand there.  More than half (57%) will move.  The majority of those planning to 

relocate as a result of the need for extra space (73%) will remain within the District.  Just 9% are likely to leave 
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Kirklees, with the remaining 18% as yet unsure.  In aggregate, including those planning to relocate to gain more 

space, 17%, circa 1,650, of all employers in Kirklees may relocate within the next three to five years. 

 Review of Historic Large Scale Requirements 

In light of the Adare requirement not being able to be satisfied within the Kirklees District JLL have also 

undertaken a review of the large scale industrial lettings of over 9,290 sq m (100,000 sq ft) which have been 

agreed on the Yorkshire market during the period 2011 – 2015.  The take up of commercial floorspace over the 

period is summarised in the chart below.  It can be seen that the take up per annum over the previous five years 

has grown to a peak of over 250,000 sq m (2.70 million sq ft) of deals in 2015.  The average take up per annum 

for the five year period is 183,000 sq m (1.97 million sq ft).  The total number of transactions over the period is 

48 at an average of c. 10 per annum. 

 
Chart 6 – Take up by Year (Source: Co-Star Focus) 

In terms of the average size of the transaction for Yorkshire and the Humber over the five year period this 

equates to 18,860 sq m (203,000 sq ft). 

JLL have also undertaken a search which reviews the transactions over 9,290 sq m (100,000 sq ft) which have 

taken place in West and South Yorkshire.  86% (78,590 sq m (8.46 million sq ft)) of the total floorspace that was 

transacted in deals over 9,290 sq m (100,000 sq ft) was within the West and South Yorkshire sub region over 

the five year period. This equates to an average take up of 155,000 sq m (1.67 million sq ft) per annum.  The 

total number of transactions within the sub-region is 40 which equates to 8 per annum.  The average transaction 

size for the sub region is 19,600 sq m (211,000 sq ft). 

Whilst the above shows that there is strong demand for large scale industrial uses within West and South 

Yorkshire it is interesting to note that there have been no large scale lettings for industrial property over 9,290 sq 

m (100,000 sq ft) over the five year period within the South Kirklees FEA.  However discussions with a number 

of occupiers within the Kirklees District have established that there are over five requirements (including Adare) 

totalling space of 79,000 sq m (850,000 sq ft) for space over 9,290 sq m (100,000 sq ft) which could be satisfied 

by the provision of modern large scale industrial space within the Kirklees District.   

As has been shown by the Adare requirement there is very little opportunity within Kirklees to provide space to 

satisfy these requirements and therefore these requirements are having to be satisfied outside of the Kirklees 

District.  Full scale redevelopment of the whole of the subject site offers the opportunity to secure the larger 
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scale requirements within the Kirklees District.  A smaller scale development, such as that being proposed by 

the Council, may not allow the larger scale developments to be satisfied which is explored further in section 3.5 

of this report.    
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3 Site and Building Requirements 

 Site Characteristics 

The site is situated at the northeastern edge of Clayton West, within the Wakefield Road corridor, which is the 

closest site to the M1 Motorway within the South Kirklees FEA.  The subject site lies to the north and south of 

the A636 (Wakefield Road) and is circa 8 miles and 10 minutes’ drive to the southwest of junction 39 of the M1 

Motorway.  This location and scale of the site gives the subject an advantage over the existing commercial 

property within Clayton West, providing the opportunity to develop a high quality business park of sufficient 

scale to attract existing occupiers already present in Clayton West, South Kirklees FEA, wider Kirklees and the 

wider identified sub-region, as well as new businesses who are looking to move into the area.  

The distance from the motorway network would preclude large scale distribution operators locating at the 

subject site as the location and current fuel prices would add significant operational costs when compared to 

competing sites which are closer to the M1, including Markham Vale by Henry Boot.  In addition to Markham 

Vale, there is also 22 acres of development land currently available at Silkwood Park, which is adjacent to 

Junction 40 of the M1 Motorway, which is better placed than Clayton West to take advantage of any large scale 

distribution requirements which come to the market.  However, it is considered that the site would be 

appropriate for smaller scale B8 occupiers and B2 operators who wish to remain in the South Kirklees FEA or 

new occupiers who want to locate within South Kirklees.  It is interesting to note that there are at least three 

large scale requirements (over 2,787 sq m (30,000 sq ft)) for employment space within Clayton West.  

The greenfield agricultural nature of the site means that the current access is provided by gates in to the 

individual fields or by single tracks.  However an assessment undertaken by transport consultants, Fore 

Consulting, has established an appropriate and viable access solution for the site. 

Given the constraints of the South Kirklees FEA particularly with regard to access the subject site is considered 

to offer a good opportunity for employment development given that the site is situated within the Wakefield Road 

corridor, which is the most accessible within the South Kirklees FEA.  The site is also situated away from 

existing large scale residential on the eastern edge of Clayton West meaning that the site is accessible without 

attracting heavy goods traffic through the established residential areas.  However the site is also situated to 

provide good transport and pedestrian connections to the Town.  

 Characteristics of Commercial Property Within Clayton West 

3.2.1 Industrial Property 

The majority of supply in Clayton West is of low quality stock which is currently occupied by local businesses.  

The stock provided is a mixture of converted mill space and dedicated industrial space.  However, the majority 

of industrial space provided has been extended over a period of years leading to stock of varying ages and 

quality.  The quality of the stock provided is best demonstrated by the fact that Wesco Aircraft Limited occupy 

some of the best accommodation in Clayton West but the site is split with the ancillary office element of the 

business situated more than 200 metres away from the industrial element on a separate site.  This has led to 

Wesco Aircraft having a B8 requirement for circa 9,290 sq m (100,000 sq ft) of employment space.  

In terms of the size of the existing industrial units provided the majority are below 1,860 sq m (20,000 sq ft).  

The majority of units over 1,860 sq m (20,000 sq ft) have been extended to provide the necessary amount of 

floorspace for occupiers.  These extensions mean that many of the units now have insufficient parking or yard 

space and therefore if the existing occupiers want to expand they have to look for alternative accommodation, 
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however, there is very little space of this size and quality within Clayton West and occupiers could be forced to 

leave Kirklees in order to find appropriate industrial space. 

3.2.2 Office Space 

There is very little office space within Clayton West and no available space has been identified by the site visit 

or the online searches JLL have undertaken.  However, the majority of office space provided consists of dated 

stock which is occupied by industrial occupiers using the space as ancillary to their operations.  Additionally, 

there are some modern hybrid units which appear to be well occupied and provide a good standard of space, 

however this space is limited and there is currently no space available.  It is clear from the lack of dedicated 

office space provided that there is currently little demand for dedicated office space within Clayton West, 

however, there is no office space available. 

Should office space be provided in the early phases of the subject development this is likely to be as a result of 

a specific occupier requirement rather than the office space being provided on a speculative basis.  However, 

once a critical mass of office occupiers has been established this may allow speculative office development.  

 Where Will Occupiers Come From? 

It has already been established that the subject site offers a significant opportunity to grow the employment 

sector within the constrained South Kirklees FEA.  Additionally there is considerable latent demand from 

occupiers for good quality commercial space at Clayton West, with a total of 5 Clayton West occupiers currently 

having requirements for a total of 21,832 sq m (235,000 sq ft) of employment accommodation.  However all the 

requirements which have been published are for space over 929 sq m (10,000 sq ft).  It is considered that the 

majority of requirements under 929 sq m (10,000 sq ft) are not published and there will be some latent demand 

in addition to the above which will be captured by the provision of good quality accommodation at the subject.  

However, it is very difficult to quantify the level of latent demand which might be attracted to the subject site. 

The analysis has demonstrated that there is sufficient latent demand in the market to develop a critical mass of 

employment development at the subject site thus making a new business park a viable option for national and 

regional occupiers who have previously not considered the South Kirklees FEA.  The subject site is situated on 

the Wakefield Road corridor which is the premium location in the South Kirklees FEA and will satisfy the latent 

demand which is currently present in Clayton West and the South Kirklees FEA.  Once the business park has 

reached sufficient critical mass this location on the Wakefield Road corridor will continue to attract other 

occupiers who want to be located adjacent to fellow likeminded occupiers allowing the organic sustainable 

growth of the business park.  This organic growth is likely to come from other occupiers currently present in the 

South Kirklees FEA along with new businesses who are looking to grow.   

The organic growth of business parks can be referenced by case studies from established business parks 

elsewhere in the region.  Henry Boot’s Markham Vale business park took around five years to establish itself 

through the development of employment space once active requirements had been secured.  However now that 

sufficient critical mass of occupiers has been reached speculative development is beginning to take place and 

the development is expected to grow organically attracting a range of local, regional and national occupiers.   

Silkwood Park is another business park case study which offers good comparison to the subject.  Silkwood Park 

comprised a greenfield development undertaken on a 40 hectare (98 acre) site adjacent to Junction 40 of the 

M1 motorway some 2 miles to the west of Wakefield city centre. The scheme took circa 10 years to initially 

create the critical mass of development to make speculative schemes viable rather than reacting to specific 

occupier requirements.  The scheme has been undertaken as a mixed use development and in addition to office 

and industrial/distribution users has attracted Days Hotel, a Total Fitness Health Club and Benfield Toyota to 
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this location. Following bespoke developments for the likes of Ahead Distribution, Technal and Bezier there is 

some land still available (circa 3.64 hectares (9 acres)) however it is expected that this land will be taken up in 

the next five years.  Additionally the developers of Silkwood Park are in advanced discussion with Adare in order 

to secure their requirement.  

 Employment Sectors Likely to be Attracted to the Subject Site 

In terms of the employment sectors which are likely to be attracted to Clayton West, it is considered that 

commercial use classes B1, B2 and B8 occupiers are all likely to be attracted to the site.  It is clear from the 

research undertaken that there is latent demand from all these use classes for space in the South Kirklees FEA.  

However, given the locational benefits of the subject site it is considered that more industrial occupiers will be 

attracted to the proposed scheme when compared to office occupiers.  Clayton West has, historically, not been 

a location of choice for office occupiers and therefore very little office development has taken place. 

In terms of what the composition of the business park might look like at the subject site the early elements of the 

site will be driven by occupier demand, until sufficient critical mass is reached.  However, as the business park 

establishes itself speculative development will become more viable.  JLL would expect a broad range of 

employment uses, through B1, B2 and B8 development, but with a heavier slant on B2 and B8, with limited B1. 

It is considered that a development of 10% B1 Office, 60% B2 Industrial and 30% B8 Warehouse and 

Distribution would be appropriate at the subject.  However, in order for the business park to establish itself it will 

be necessary for the industrial units at the business park to have a hybrid B2 and B8 use classification in order 

to attract as many occupiers as possible. 

 Appropriate Amount of Floorspace at the Subject Site 

The analysis has revealed that there is a considerable amount of published demand from existing occupiers 

within the South Kirklees FEA equating to 23,225 sq m (250,000 sq ft).  Any employment development at the 

subject is likely to capture these requirements and therefore create a sufficient critical mass on the site.   

Following the creation of the critical mass of employment occupiers on the site it is clear that the subject would 

become the employment centre of choice within the South Kirklees FEA taking advantage of the locational 

benefits of the site along with the presence of employment occupiers.  Once the subject site has become the 

employment location of choice for occupiers it is clear that any B2 and smaller B8 occupiers with requirements 

for the Kirklees and wider sub-region would consider locating at the subject thus growing the floorspace at the 

site beyond the initial 23,225 sq m (250,000 sq ft) of requirements. 

It is clear that given the lack of available commercial space within Clayton West and historically the lack of large 

sites to accommodate occupiers’ requirements that the amount of latent demand has risen over the past decade 

to the current level of 23,225 sq m (250,000 sq ft) in South Kirklees FEA.  It is unlikely once these requirements 

have been satisfied that there will be the same amount of requirements in the market in the short term, however 

the subject site will be well placed to capitalise on any requirements as they are bought to the market.  In terms 

of the amount of take up per annum once a critical mass has been established at the subject site this is very 

difficult to accurately predict however an average of 2,322 sq m (25,000 sq ft) per annum could be achievable 

however there would be years when more than this is achieved.  These levels of average take up have been 

experienced at both Markham Vale and Silkwood Park in recent years.  

Whilst the allocation of a smaller area of the site for cmployment use would not affect the average take up per 

annum, a commercial development on the smaller area of the site could mean that the amount of business 

floorspace is not maximised at the site and therefore opportunities described above could be missed.  Meaning 

that if the subject site was part way through the organic sustainable growth and Clayton West Development 
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Company Limited (CWDCL) were approached by an occupier with a large scale requirement of over 9,290 sq m 

(100,000 sq ft) then this could not be accommodated on the proposed smaller allocated site and the 

requirement could be lost to neighbouring Districts.  If the full extent of the site being promoted by CWDCL was 

allocated then more floorspace could be accommodated on the site offering greater flexibility and allowing the 

development to react to the market and secure the larger scale requirements.   

Conversely if a large scale requirement was secured early in the development process then the smaller scale 

requirements which have been highlighted in this report could be missed as they could not be accommodated 

within the smaller site. 

The development of an employment centre such as the one proposed would take place over the Plan period up 

to 2031.  It is considered that the initial requirements from the current Clayton West occupiers could be captured 

in the first five years of development.  If total requirements of circa 2,322 sq m (25,000 sq ft) per annum could 

be captured once a critical mass has been established then this would mean that a further 27,870 to 37,160 sq 

m (300,000 to 400,000 sq ft) could be developed over the period of the development.  A total employment 

development of 52,488 to 61,779 sq m (565,000 sq ft to 665,000 sq ft) could therefore be achievable at the 

subject site over the plan period. 

 Appropriate Development Density at the Subject Site 

Kirklees Council have proposed to allocate a gross site area of 16.82 Ha (41.56 acres) which the Council 

anticipate to give a net site area of 14.89 Ha (36.79 acres) and a capacity of 52,115 sq m (560,980 sq ft).  

However in order to provide a high specification scheme which will attract occupiers the development will need 

to include areas for occupier car parking and ancillary yard space.  Additionally areas for expansion will be of 

particular importance for potential large scale occupiers of over 9,290 sq m (100,000 sq ft) as these occupiers 

typically want areas for expansion of their operations.   

KPP Architects in their site capacity assessment of the Council proposed site area have established that owing 

to the topography of the site, the need to provide SUDs and balancing ponds and the need to provide a high 

specification development have established the site capacity would be more likely to be in the order of 34,790 

sq m (374,500 sq ft) of commercial development (depending on the final configuration). 

The Council’s assumed floor area is therefore high.  Whilst this could be accounted for by the development of 

units with mezzanine levels, there are few modern occupiers who require mezzanine levels and therefore it is 

expected that only a small number of units provided on the site will, in fact, have mezzanine levels.  The reason 

why mezzanine levels are often not popular with occupiers is that it restricts the floor to ceiling height of the 

property therefore reducing the mechanised storage space.  Therefore if mezzanines were to be included 

across the scheme occupiers would require an increase in the height of the units meaning a greater visual 

impact on the landscape.  Given the lack of demand for standard units with mezzanine floors the density will 

therefore be lower than that suggested by the Council in their proposed allocation. 

KPP Architecture in their site capacity study for the larger site area, as previously proposed by CWDCL for 

allocation, have established that the development capacity of the larger site is in the order of 56,760 sq m 

(611,000 sq ft) of business development.  As KPP’s plans show this larger site allows greater flexibility to satisfy 

both the larger scale requirements of over 9,290 sq m (100,000 sq ft) and small scale requirements of under 929 

sq m (10,000 sq ft) which will be attracted to the site during the plan period.  It is considered that the proposed 

smaller site area would not allow as greater flexibility meaning that only small scale requirements or a single 

large scale requirement could be secured by the development. 

 



 

 

Market Assessment - Land to the North and South of Wakefield Road, Clayton West  December 2016 December 2016 Report Title20 May 2011 
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the form and context in which it will appear. 
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Appendix 7 – Sustainability Appraisal 
 

SA Objective Council Score CWDCL Score CWDCL’s Justification for Allocation of CWDCL Land in Full 

1: Increase the number and range of 
employment opportunities available for 
local people, and ensure that they are 
accessible. 

++ ++ The Site will have a significant positive effect by increasing the number and range of job opportunities within Clayton West and the wider South Kirklees 
area. The provision of a Site of the scale suggested for allocation has the potential to deliver circa 55,000sqm of employment floorspace to meet indigenous 
and future employment demand, and has the potential to deliver in the order of 830 new jobs available to the local economy.  

2. Achieve an economy better capable 
of growth through increasing 
investment, innovation and 
Entrepreneurship. 

++ ++ The provision of this new employment Site within Clayton West will have a significant positive effect on the local economy. There is a need for substantial 
new employment floorspace in the area to respond to current requirements as well as planned future growth. Benefits of the proposed development 
include increased local spending, direct investment and associated improvements to local infrastructure. 
 

3. Ensure education facilities are 
available to all. 

0 0 The location of employment sites will not have a direct effect on ensuring educations facilities are available for all. Therefore a negligible effect can be 
justifiably afforded to the site at Wakefield Road. 
 
 
 

4. Improve the health of local people 
and ensure that they can access the 
health and social care they need 

0 0 The location of employment sites will not have a direct effect on improving the health of local people and ensuring that they can access the health and social 
care they need. Therefore a negligible effect can be justifiably afforded to the CWDCL Land. 
 

5. Protect local amenity including 
avoiding noise and light pollution. 

-? -? There are a number of existing residential properties located to the south west of the Site at Kiln Lane. 
 
Due to the Site being located within 100m of these sensitive receptors, minor negatives effects on amenity may result as an effect of development.  
 
However, any negative effects of these proposals either through the construction phase or operational phase can be mitigated through the detailed design 
of the development and by planning conditions and a negligible effect is considered achievable. 
  

6. Retain and enhance access to local 
services and facilities. 

0 0 All employment sites are considered to have a negligible effect on retaining and enhancing access to local services and facilities. 
 
However, the provision of new high quality employment floorspace in Clayton West will help to support local services through helping to retain the working 
population which currently migrate away from the area in search of job opportunities. Whilst this objective is more affected by the location of residential 
sites, the development of the CWDCL Land will support existing services through retaining these workers in the local area as well as helping to provide 
investment to deliver new services. Given the Site’s close proximity to local facilities, it is anticipated that new staff and visitors to the Site will use these 
facilities and in turn improve the vitality and viability of the area. 

7. Make our communities safer by 
reducing crime, anti-social behaviour 
and the fear of crime. 

0 + Development of the CWDCL Land will help to improve overall levels of prosperity in Clayton West and the wider Borough. 
 
Through helping to increase levels of prosperity locally, development of the Site will help to reduce levels of crime (although indirect). 
 
Through the detailed design of the development and potential incorporation of such features as greenspace and lighting, the Site can help to improve local 
perceptions of personal safety through creating a high quality and safe employment environment. 
 
Enhancements to existing Public Rights of Way within the Site will help to provide additional security, helping to provide safe and secure, overlooked spaces 
with appropriate lighting, in turn helping to reduce the fear of crime. 
 
The future development of the Site will have a long term positive effect on this objective. 
 

8. Protect and enhance existing and 
support the provision of new recreation 

+ + The CWDCL Land is not designated as either recreation or open space and will not result in the loss of any defined recreation facilities/areas of open 
space/green infrastructure. 



SA Objective Council Score CWDCL Score CWDCL’s Justification for Allocation of CWDCL Land in Full 

facilities and areas of open space and 
encourage their usage. 

 
The Site is located within 600m of local recreational facilities in Clayton West. Development of the Site will help to support these facilities through retaining 
the working population of Clayton West locally as well as helping to attract a new population to the area and improving local patronage. 
 
Effort will be made to ensure that all footpaths currently running through the Site will be retained or where appropriate diverted. There will be no potential 
significant negative effect on this objective.  
 
The Landscape Statement accompanying these representations provides further detail with regard to this objective. 
 

9. Ensure all people are able to live in a 
decent home which meets their needs. 

0 0 All employment sites are likely to have a negligible effect on ensuring people are able to live in a decent home which meets their needs. 
 
 
 
 

10. Secure an effective and safe 
transport network which encourages 
people to make use of sustainable and 
active modes of transport 

+ + Based on the accessibility work undertaken by Kirklees Council, between 5,000 and 25,000 people (aged 16-64) are able to access the site via sustainable 
transport within a 20 minute journey time. Given the location of the Site, a minor positive effect is considered appropriate. 
 
The proposals accord with both national and local transport policy as the accompanying Transport Statement demonstrates. Staff and visitors to the 
proposed development would be able to access local facilities and existing bus services, which are all located within a reasonable walking distance of the 
Site. Nearby public transport links provide access to the centres of Huddersfield and Wakefield along with other regional facilities. 
 

11. Secure the efficient and prudent 
use of land. 

-- --/- The CWDCL Land is classed as Grade 3 agricultural land. 
 
The Site is a large greenfield site (over 5ha) and is therefore classed as a less efficient use of land that development on brownfield sites. Given that the Site is 
comprised of lower quality agricultural land (Grade 3), use of the Site is more efficient than other greenfield sites of Grade 1 agricultural quality.  
 
It is acknowledged that the existing agricultural land contributes to the wider landscape character, however, the location of the Site along the eastern edge 
of Clayton West provides urban landscape context, and a logical urban extension along Wakefield Road. Notwithstanding this, the pattern of development 
would continue the linear form of existing settlements within the lower valleys of Denby Dale. 
 
It is therefore appropriate that a mixed effect between significant negative (due to the size and greenfield nature of the site) and minor negative (due to the 
agricultural quality of the land) be afforded to the Site. 
 

12. Protect and enhance the character 
of Kirklees and the quality of the 
landscape and townscape. 

--? - The Site is a large greenfield site (over 5ha) and is therefore expected by the Council to have an uncertain significant negative effect on this objective. 
 
Detailed design of the development will ensure that any significant negative effects are mitigated to an appropriate level. The development will be of a high 
quality and will seek to contribute to and benefit the appearance of the Clayton West townscape whilst respecting the surrounding landscape through 
careful design and boundary treatments.   
 
The Landscape Assessment accompanying these representations demonstrates how development of the site at Clayton West will seek to respect views into 
and out of the Site. 
 
As stated in the Kirklees 2015 Landscape Character Assessment, the valley bottom within the River Dearne Valley character area is a fairly busy landscape as 
a result of the extensive development and main roads. Locating development on this site, next to the main road, will help to avoid areas of greater 
landscape sensitivity being developed. 
 
Despite the Site’s greenfield nature the location of the Site, adjacent to the main road and settlement edge of Clayton West, as well as the potential to 
deliver a high quality development, the development of the Site would have a minor negative effect (due to being greenfield land). 
 



SA Objective Council Score CWDCL Score CWDCL’s Justification for Allocation of CWDCL Land in Full 

The Site benefits from good screening to the west due to the existing topography, vegetation and built form within Clayton West. Visibility into the site from 
residential areas is therefore low, with any future buildings unlikely to be seen out of context with other visible nearby industrial land uses. The Site is also 
generally obscured from view by trees from the South and east and intervening sloping land to the north.  
 
The proposed CWDCL allocation boundary better reflects existing landscape elements within the Site and along its northern boundary, and would deliver a 
defensible new boundary to the Green Belt.  
 

13. Conserve and enhance the historic 
environment, heritage assets and their 
settings. 

? 0  
Visibility of the development from the designated landscape of Bretton Hall is limited and only exists within more elevated, western areas of Bretton Hall – 
where views of the development would only be seen from considerable distance and through small gaps in woodland. 
 
Despite the proximity of the Medieval Ironstone Pits of Bentley Grange to the Site, potential views of the development would be unlikely due to the local 
topography and the bell pit features within the designated area and vegetation between the site and Bentley Grange which screens any views. 
 
Development of the site will accord with Local Plan policies for managing change to the historic environment and it is therefore expected that development 
would not result in any harm to any designated assets.  
 

14. Maximise opportunities to protect 
and enhance biodiversity and 
geodiversity. 

0? 0 There are no internationally, nationally, or locally designated biodiversity or geodiversity within 1km of the site so a negligible effect is considered likely on 
this objective.  
 
The ecological work accompanying these representations demonstrates how any impacts on local biodiversity sensitivities can be appropriately mitigated in 
order to avoid any substantial harm.  

15. Reduce air, water and soil pollution. 0 0 The CWDCL Land is not within or adjacent to an AQMA therefore a negligible effect is likely. 
 
 
 
 

16. Prevent inappropriate new 
development in flood risk areas and 
ensure development does not 
contribute to increased flood risk for 
existing property and people. 

-- - All greenfield sites were previously afforded a minor negative effect due to their greenfield nature and therefore this score is considered appropriate.  
It is recognised that a small part of the wider site is located within Flood Zone 2, but the Environment Agency Flood Maps do not show that any part of the 
CWDCL Land is within Flood Zone 3b as suggested by the Council.  
 
The accompanying representations demonstrate how the area within Flood Zone 2 will be kept free from buildings and the risk of flooding on site and 
elsewhere will be mitigated. 
 

17. Increase prevention, re-use, 
recovery and recycling of waste close to 
source 

- - All greenfield sites are afforded a minor negative effect, therefore this score is considered appropriate for the CWDCL land. 
 
 
 

18. Increase efficiency in water, energy 
and raw material use. 

0 0 All sites are likely to have a negligible effect on this objective, therefore this score is considered appropriate.  
 
 
 

19. Reduce the contribution that the 
district makes to climate change. 

+ + Based on the accessibility work undertaken by Kirklees Council, between 5,000 and 25,000 people (aged 16-64) are able to access the site via sustainable 
transport within 20 minutes. Given the location of the site a minor positive effect is considered appropriate. 
 



SA Objective Council Score CWDCL Score CWDCL’s Justification for Allocation of CWDCL Land in Full 

The Site is located within easy walking distance of existing local amenities and bus stops, providing sustainable public transport links to Huddersfield and 
Wakefield centres along with other regional facilities. Staff and visitors to the proposed development would be able to access these facilities via sustainable 
methods of transport, therefore contributing to this objective.  
 
Development of the CWDCL Land will create in the order of 830 jobs, with many of these people likely to live in the local area and therefore walk to work, 
helping to reduce reliance on the private car and contribute to reducing climate change. 
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1 Introduction 

 Commission 

Fore Consulting Limited (Fore) has been commissioned by Clayton West Development 

Company Limited (CWDCL) to prepare a Transport and Access Appraisal for the land 

adjacent to Wakefield Road in Clayton West, Kirklees, West Yorkshire.  The site location is 

shown in figure 1. 

The site has been identified by Kirklees Metropolitan Borough Council (KC) as appropriate 

for employment uses to meet the Borough’s economic needs and is allocated in part within 

the emerging Local Plan. This report reviews the opportunities and constraints associated 

with the site’s potential future development. It provides conclusions on its appropriateness 

with regards to matters of highway capacity, site accessibility and access.   

 Purpose of this Report 

This Transport and Access Appraisal supports Representations made by Quod on behalf of 

CWDCL in response to KC’s consultation on the publication draft of the Kirklees Local Plan 

(November 2016) (the draft Local Plan). 

The Council is proposing to allocate 16.79ha of the CWDCL Land for employment 

development in the draft Local Plan (Policy E2333a). 

CWDCL support KC’s intention to allocate land to accommodate up to 52,115 sq m of 

employment floorspace and this Transport and Access Appraisal demonstrates that the 

proposed development can be safely accessed, and that there are no transport or highway 

reasons to prevent allocation of the site for development in the emerging Local Plan. 

 Structure of this Report 

This report is structured as follows: 

 Chapter 2 describes the site, its current land use and access arrangements. It also 

examines the existing transport network, including the highway network, public 

transport provision, and pedestrian facilities.  

 Chapter 3 presents a summary of the national and local planning and transport policy 

context for the site. 

 Chapter 4 presents an outline of the proposed development and describes how the 

development can be accessed. 
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 Chapter 5 provides some initial estimates of the likely traffic generation and mode 

share associated with the development proposals, and considers the potential impact 

on the adjacent road network. 

 Chapter 6 presents a summary and the conclusions to the report.  
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2 Existing Situation 

 Site Location 

The site is located on the north-eastern side of Clayton West village, which itself is located 

approximately 8 miles south west of Wakefield, between Huddersfield and Barnsley.  It is 

currently in use as agricultural land.  

The A636 Wakefield Road bisects the site, with the extents bound by the River Dearne to 

the south, Kiln Lane to the west and Gilcar Farm to the north east.  

The location of the site is shown on Figure 1. 

 Pedestrian Access 

With the majority of Clayton West village within a 2.0km walking distance, there are a 

number of opportunities to undertake various sustainable journeys within the local area on 

foot.  Although walking distances vary between individuals and circumstances, distances 

typically used to describe desirable, acceptable and preferred maximum walks are 0.5km, 

1.0km and 2.0km, respectively1.   

Figure 2 demonstrates isochrones for these walk distance thresholds from the geographic 

centre of the site, assuming only paved roads and footpaths are used. Schools, local shops, 

bus stops and a number of employment zones lie within a walking distance of 2.0km.  

The Kirklees Way is a public right of way running from north to south along the eastern 

boundary of the site.  The northern part of the site is traversed by a public footpath from 

north to south. The southern part of the site has a footpath connecting Wakefield Road 

with the Kirklees Way, the Dearne Way and the Clayton West Circular Walk.  These 

footpaths form part of a wider network. They offer excellent opportunities for recreational 

walking although they are probably less suitable for offering year-round connections to 

local facilities.  Figure 2 shows the public footpath network in the vicinity of the site.  

 Public Transport 

2.3.1 Bus Services 

Figure 3 shows bus stops and bus services within a 400m (5 minute) walk of the site centre. 

The closest bus stops are located on Wakefield Road approximately 130m from the south 

western corner of the site. A summary of the bus services available at these stops is shown 

                                                
1 Ref. section 3.32, Guidelines for Providing Journeys on Foot, Chartered Institution of Highways and Transportation, 2000. 
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in Table 1.  Other bus services to Huddersfield, Barnsley and Wakefield are available from 

bus stops on Long Lane approximately 800m from the site centre.  

Table 1: Bus Services, Destinations and Frequencies 

Service Operator Destinations Served 

Approximate Frequency (mins) 

Mon – Sat 
Daytime 

Sundays / 
Evenings 

435/436 
/437 

Yorkshire 
Tiger 

Holmfirth – New Mill – Denby Dale – 
Scissett - Wakefield 

60-120 - 

Note: Services correct as at 6 January 2016  

2.3.2 Rail Services 

Denby Dale station is the nearest railway station to the site. It lies on the Penistone Line 

9.5 miles (15 km) south east of Huddersfield and is operated by Northern Rail. On Monday 

to Saturday, trains operate hourly towards Huddersfield and Sheffield and two-hourly in 

each direction on Sundays.  

Clayton West is also the terminus of the Kirklees Light Railway.  The Light Railway is 

principally a local tourist and leisure attraction and therefore does not contribute to the 

public transport accessibility of the site.  

 Highway Network 

The site lies adjacent to the A636 Wakefield Road, which runs from north east to south 

west through the middle of Clayton West village, and forms part of the strategic road 

network between Wakefield, Huddersfield and Barnsley. The road is a single carriageway, 

with 30 and 40 mph speed limits in operation through the village centre.   

As Wakefield Road passes through the north-western part of the site, it is subject to the 

national speed limit. A 40 mph speed limit is in operation through the south-eastern part 

of the site. The change in speed limit applies from a point approximately 150m north east 

of the south-western corner of the site.  In the vicinity of the site, Wakefield Road has a 

carriageway width of approximately 7.3m plus a 2.0m footway on the northern side only. 

There is no street lighting or dropped kerbs. There is an opportunity to improve provision 

by creating a footway on the southern side of Wakefield Road within land controlled by the 

promoters, together with opportunities for street lighting and crossing facilities where 

required, including dropped kerbs at junctions. 

As Wakefield Road continues southeast towards the village, there is street lighting and 

footways on both sides of the carriageway.  At junctions to the residential and 

employment areas, there are right turn lanes and dropped kerb crossing points to assist 

people with limited mobility. Photographs 1 and 2 show the site surroundings.   
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Photograph 1: Wakefield Road looking northeast through the site 

 
 
 
Photograph 2: Wakefield Road adjacent to the site looking southwest 
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Photograph 3: Wakefield Road looking northeast through the site 

 
 
 
Photograph 4: Wakefield Road looking northeast towards the site from the start of Clayton West village 
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3 Transport and Planning Policy 

 Introduction 

Kirklees Council is producing a new style Local Plan covering its administrative area and 

are currently consulting on an initial Draft Local Plan. 

The subject site has been identified by the Council as appropriate for employment 

development to meet the Borough’s economic needs and as such is proposed in a large part 

to be removed from the Green Belt (under draft Policy E2333). 

This section considers the transport related policies contained in the emerging Local Plan, 

existing Development Plan and National Policy Guidance. 

 National Policy  

The National Planning Policy Framework (NPPF) was published by the Department for 

Communities and Local Government (DCLG) in March 2012. NPPF provides the national 

planning policy for England, and replaced the former Planning Policy Guidance (PPG) and 

Planning Policy Statement (PPS) notes. NPPF states that the role of the planning system is 

to seek to contribute to achieving sustainable development, and in doing so should 

therefore performs three roles:  

 An economic role, by building a strong, responsive and competitive economy.  

 A social role, by supporting strong, vibrant and healthy communities.  

 An environmental role, by protecting and enhancing the natural, built and historic 

environment.  

The NPPF sets out a presumption in favour of sustainable development. This effectively 

means that development proposals that accord with the development plan should be 

approved without delay. Where the development plan is out-of-date, silent or absent, 

proposals should be approved unless the adverse impacts would significantly, and 

demonstrably, outweigh the benefits when assessed against the NPPF, or specific policies 

in the NPPF indicate development should be restricted (for example, if the site is subject 

to certain environmental designations).  

The NPPF sets out twelve core land-use planning principles that should be taken into 

account when making planning decisions, including: 
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“planning should… actively manage patterns of growth to make fullest possible use of 

public transport, walking and cycling, and focus significant development in locations 

which are or can be made sustainable” 

In particular, Paragraph 32 of the NPPF states that: 

“All developments that generate significant amounts of movement should be supported 

by a Transport Statement or Transport Assessment.  Plans and decisions should take 

account of whether: 

 The opportunities for sustainable transport modes have been taken up depending 

on the nature and location of the site, to reduce the need for major transport 

infrastructure; 

 Safe and suitable access to the site can be achieved for all people; and, 

 Improvements can be undertaken within the transport network that cost effectively 

limit the significant impacts of the development. Development should only be 

prevented or refused on transport grounds where the residual cumulative impacts 

of the development are severe.” 

 Local Policy  

A report was submitted to the full Kirklees Council meeting in October 2013 to consider 

the withdrawal of the Kirklees LDF Core Strategy and the preparation of revised proposals. 

The decisions taken at the meeting were that the Core Strategy be withdrawn and that a 

revised Core Strategy will be prepared for examination in due course.   

The Council is now working through the development of a new Local Plan.  A vision 

document entitled ‘Kirklees the place to grow – Shaping our Local Plan’ was published in 

late 2014. It sets out Council ambitions for Kirklees’ future and the principles on which the 

Local Plan will be developed. It identifies Clayton West as an “industrial corridor” and 

notes that the Dearne Valley has “relatively good access to [the] M1”.  

3.3.1 Consultation Draft Local Plan 

KC are currently consulting on their new Draft Local Plan (DLP). The site has been 

identified for employment development under draft Policy E2333. The draft Local Plan 

notes the following highways-related constraints associated with the site: 

 2.4m x 215m visibility splays required (60mph speed limit) 

 Footway on site frontage required 
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The DLP proposes the following policies relating to transport and access: 

 Policy DLP 20, which states that new development will be located to ensure that the 

need to travel is reduce and that essential travel needs can be met by forms of 

sustainable transport other than the private car. Proposals should include measures 

to encourage the use of sustainable travel and Travel Plans will be required. 

 Policy DLP 21, highways and access, which states that proposals shall demonstrate 

how the development can be accessed effectively and safely by all users, subject to 

the following hierarchy: pedestrians, cyclists, public transport, private vehicles. 

Proposals should be accompanied by a Transport Assessment.  

 Policy DLP 22, which sets out the principles for providing parking, including facilities 

for people with disabilities and cyclists. Parking levels will be determined by the 

availability of public transport, the location and accessibility of the site, car 

ownership levels and the type and mix of uses proposed. To provide greater 

flexibility (compared with current policies), there is a notable move away from rigid 

parking standards for each type of land use. 

 Policy DLP 23, which relates to core road and bus routes and states that proposals 

will need to have access to the appropriate category of road to ensure that traffic 

can be accommodated safely and conveniently. Improvements to the highway 

network will be used to manage traffic effectively, relieve congestion and give 

priority to pedestrians, cyclists and buses.  

 Policy DLP 24, which relates to the core walking and cycling network and states that 

new development should integrate into existing and proposed routes. 

3.3.2 Unitary Development Plan 

A number of policies have been saved from the Unitary Development Plan (UDP) adopted 

by the Council in 1999 and are of some relevance, although only limited weight can be 

given to the UDP polices where they are not consistent with the NPPF.   

Relevant saved policies on transport and access from the UDP are as follows:  

 Policy T1, which states that priority will be given to encouraging modal shift away 

from travel by private car, specifically be locating new development where it can be 

served by public transport.   

 Policy T10, which states that new development will not normally be permitted if it 

will create or materially add to existing highway safety or environmental problems.  

Furthermore, development would not be permitted if it generates a significant 
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number of journeys and cannot be served adequately by the existing highway 

network and by public transport.   

 Policy T16, indicating that new development should make provision for safe and 

convenient pedestrian routes between homes, employment, community facilities and 

public transport.   

 Policy T17, which states that new development should adequately cater for the 

needs of cyclists, by means of appropriate routes and parking facilities.   

 Policy T19, which states that off-street parking in new developments will be in 

accordance with the standards set out in Appendix 2 of the UDP.  The relevant cycle 

and car parking standards are set out in Tables 2 and 3. Parking will be provided in 

accordance with these standards.   

Table 2: Cycle Parking Standards 

Use Minimum Cycle Parking Standard 

B1: Business 1 space per 300sqm 

B2: Industry 1 space per 500sqm 

B8: Storage & 
Distribution 

1 space per 2000sqm 

 
Table 3: Maximum Parking Standards for other Single Use Developments 

Use Maximum Car Parking Standard 

B1: Business  
Offices in locations with poor public transport accessibility – 1 space per 

20sqm, Light industry – see class B2 

B2: Industry 
In locations with poor public transport accessibility  - 1 space per 40sqm, 

Service vehicle parking – 1 space per 500sqm 

B8: Storage & 
Distribution 

1 space per 150sqm plus provision in accordance with class B1 for any office 
accommodation. Service vehicle parking – 1 space per 500sqm 

 
 

3.3.3 West Yorkshire Local Transport Plan 3 (2011-26) 

The West Yorkshire Local Transport Plan 3 (LTP3) is the statutory transport policy plan for 

the West Yorkshire area and sets out the overall vision and objectives for the period 2011-

2026.  The LTP’s vision for this 15 year period is as follows: 

“Working together to ensure that West Yorkshire’s transport system connects people 

and places in ways that support the economy, the environment and quality of life.” 

Moreover this vision is underpinned by the following three guiding principles: 
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 Economy – To improve connectivity to support economic activity and growth in West 

Yorkshire and the Leeds City Region; 

 Low carbon – To make substantial progress towards a low carbon, sustainable transport 

system for West Yorkshire, while recognising transport’s contribution to national 

carbon reduction plans: and  

 Quality of Life – To enhance the quality of life for people living in, working in and 

visiting West Yorkshire. 

3.3.4 Single Transport Plan  

LTP3 is due to be replaced by the emerging Single Transport Plan (STP) (2016-2036) in April 

2016.  The document reflects the aspirations set out in the Leeds City Region Strategic 

Economic Plan (SEP) to achieve economic goals for the West Yorkshire Region.  There are 5 

core principles to the STP, as follows: 

 “One System – High Speed Ready – the ambition for a metro-style public transport 

network that integrates all transport modes including High Speed Rail into one 

system that is easily understood, easy to access by a range of options and offers 

quick connections within a set of journey time targets. 

 

 Place Shaping – the ambition to make our towns and neighbourhoods more 

attractive places to live and work, with emphasis on improving road safety, air 

quality, the health of residents and the image of places. 

 

 Smart futures – the ambition to exploit technology to improve the customer 

experience and assist effective management of the transport system. 

 

 Inclusion – the ambition to offer a high level of access by public transport in urban 

areas and increase accessibility to rural areas. Collaboratively working with public 

and private operators of vehicles making the most efficient joined up use of 

vehicles and providing wider range of transport options linked to local transport 

hubs. 

 

 Asset Management – ambition to manage all of the transport system – roads, 

bridges, street lights, public transport stations and shelters, footways and cycle 

routes in a way that offers value for money and meets the needs of users.” 
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 Summary 

It is considered that the proposed development will operate in a manner in keeping with 

the local, regional and national policy objectives. The site is suitably located adjacent to 

an existing built up area, with relatively good access to the Strategic Road Network at the 

M1. It has good quality access to local services in Clayton West village centre. It is directly 

accessible from the existing highway network and bisected by existing public transport 

services, which run along the A636 Wakefield Road.  Additional development on the route 

of these services will increase patronage and enhance viability. Provision will be made for 

pedestrians and cyclists within the development and there are opportunities to enhance 

the existing pedestrian environment, for example by providing additional footways and 

street lighting on Wakefield Road. Car and cycle parking will be provided in accordance 

with policy. Travel Planning measures will be introduced to encourage the use of 

sustainable forms of transport and limit the impact of vehicular trips generated by the 

proposed development. 
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4 Development Proposals 

 The Development 

It is proposed that the site is developed for a range of industrial and warehousing uses, and 

could accommodate in the order of 55,000 sqm gross floor area (GFA). An indicative 

breakdown of this floor area by use class, appropriate to an industrial estate of this scale 

in this location, is provided below and has been used to assess the potential likely impact 

of the site’s development on local highway capacity:  

 10% B1 Office.  

 60% B2 Industry.  

 30% B8 Storage and Distribution.  

Access to the site would be from Wakefield Road.   

 Pedestrian and Cycle Access 

It is intended that the number of access points to the development for pedestrians and 

cyclists is maximised to ensure convenient links to the external walking and cycling 

networks, and to encourage local journeys to be undertaken on foot or by cycle.   

All roads within the site will have footways on both sides and existing rights of way across 

the site will be maintained. Similarly footways and safe crossing points will be provided on 

Wakefield Road, enhancing the existing pedestrian environment, and addressing the DLP 

site constraints.  Within the site a network of connections could be provided for pedestrian 

and cyclists to offer a choice of connected routes to site occupants and allow flexibility for 

future uses.   

Street lighting will be provided throughout the development to enhance safety and 

personal security at night.  Junctions will feature dropped kerbs and appropriate 

pedestrian and cycle crossing facilities.   

 Public Transport 

Regular bus services already pass along Wakefield Road with the nearest bus stop some 

150m from the site’s south-western corner. To enhance public transport accessibility for 

employees, particularly in the eastern part of the site, it would be necessary to provide 

new high quality bus stops at a safe and convenient location along the site frontage. This 
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would reduce the approximate walking distance between the centre of the site and the 

nearest bus stop to less than 250m. 

 Vehicle Access 

The promoter controls the entire site frontage of Wakefield Road on both the north and 

south sides of the road. A range of vehicular access options are therefore feasible, 

depending on development plot sizes, access and phasing requirements.   

One option to provide access to both the northern and southern plots from Wakefield Road 

would be the construction of a new four-arm roundabout.  A new roundabout in this 

location is feasible and would potentially reduce traffic speeds on the approach to Clayton 

West as well as providing an eastern gateway to the village.  Speed limit zones may need 

to be adjusted depending on the junction location, to reduce the speed limit along the site 

frontage from 60mph, which would potentially reduce the visibility requirements stated in 

the DLP site constraints.   

To demonstrate the feasibility of a roundabout, an indicative layout is shown on Drawing 

3248/SK001/001, which is appended to this report.  All necessary works would be 

contained within the curtilage of the site and the adopted public highway. No third party 

land would be required. A detailed design proposal can be delivered that is fully in 

accordance with requirements of the Design Manual for Roads and Bridges and local 

highway design documentation.  

There is also the opportunity to access the development plots via new major-minor priority 

junctions, which can be constructed to the necessary geometric standards and will 

accommodate the movements of development traffic, including HGVs.  The major-minor 

priority junctions will either complement the proposed roundabout to form additional 

junctions into the site from Wakefield Road, or would provide the primary means of access 

to the site.  There is scope to provide priority junctions entirely within the curtilage of the 

site and the adopted public highway.  Drawing 3248/SK001/002 shows an indicative layout 

and assumes for junction visibility purposes that the speed limit along the site frontage 

would be reduced to 40mph. 

The precise locations and detailed designs of any junctions would be determined later on 

in the design and planning process.  Vehicular access arrangements would accommodate 

refuse and emergency vehicles along with vehicles required for servicing the commercial 

units. The access roads within the site will allow large vehicles to manoeuvre without 

impacting on the safety of other road users, including pedestrians and cyclists.  
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 Parking 

On-site car, service vehicle and cycle parking will be provided in accordance with local KC 

guidance.  5% of car parking spaces will be suitable for people with disabilities. Cycle 

parking will be a mixture of short-term spaces for visitors and secure, sheltered long-term 

spaces for commuter cyclists.   

 Travel Plan 

Based on current guidance, a Travel Plan will be required as part of the planning process. 

The coverage and detail of the Travel Plan will reflect the size and nature of the proposed 

development. Implementation of the Travel Planning will encourage trips to the 

development to be made by sustainable (non-car) modes of transport where possible, 

thereby limiting the impact of the development on the local highway network.  
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5 Trip Generation and Mode Share  

 Traffic Generation 

Traffic generation associated with the development proposals has been estimated based on 

an employment development of 55,000 sqm. Average vehicular trip rates have been taken 

from the TRICS database, following interrogation for sites based on the criteria identified 

in Table 4. 

Table 4: TRICS Search Criteria 

Proposed Land Use TRICS Land Use TRICS Category  Location 

B1 Office  02 - Employment B – Business Park 
Edge of Town 
Suburban Area 

B2 Industry 02 - Employment D – Industrial Estate 
Edge of Town 
Suburban Area 

B8 Storage and 
Distribution 

02 - Employment 
F – Warehousing 

(commercial) 
Edge of Town 
Suburban Area 

 
The resulting outputs from the TRICS database are attached as Appendix A.   

Weekday AM and weekday PM peak hours have been considered as these scenarios 

represent the maximum traffic impact expected on the highway network. Average 

vehicular trip rates are summarised in Table 5, below. 

Table 5: Average Weekday Vehicular Trip Rates 

Land Use 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrivals Departures Arrivals Departures 

B1 Office  1.404 0.249 0.194 1.162 

B2 Industry 0.425 0.612 0.106 0.482 

B8 Storage and Distribution 0.126 0.055 0.047 0.122 

 
The estimated vehicular traffic generation for the weekday AM and PM peak hours has 

been calculated by applying the trip rates in Table 5, to the proposed GFA. The results are 

summarised in Table 6. 
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Table 6: Weekday Vehicular Traffic Generation 

Land Use Sqm 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrivals Departures Arrivals Departures 

B1 Office  5,500 77 14 11 64 

B2 Industry 33,000 140 202 35 159 

B8 Storage and 
Distribution 

16,500 21 9 8 20 

Total 55,000 238 225 53 243 

 

 Mode Share 

2011 Census data (‘Method of Travel to Work for Daytime Population’) has been used to 

estimate the likely mode share of journeys from the development.  Data from Middle Super 

Output Areas (MSOA) Kirklees 054 and 057 has been obtained to represent the likely travel 

characteristics of employees of the site, based on the existing accessibility of the site by 

public transport and the highway network.   

The mode share from this data is summarised in Table 7. Journeys by ‘underground, metro, 

light rail or tram’ are excluded due to an absence of relevant facilities in the vicinity of 

the site. ‘Works mainly at or from home,’ ‘not in employment’ and ‘other method of travel 

to work’ are also excluded.   

Table 7: Mode Share 

Mode Mode Share (% of journeys by mode) 

Train 1% 

Bus, minibus or coach 5% 

Taxi 0% 

Motorcycle, scooter or moped 0% 

Driving a car or van 73% 

Passenger in a car or van 7% 

Bicycle 1% 

On foot 12% 

Total 100% 
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 Trip Generation by Mode 

Considering the mode share set out in Table 7, and the traffic generation presented in 

Table 5, the trip generation by each mode has been estimated. This is set out in Table 8. 

Table 8: Trip Generation by Mode 

Mode 
AM Peak (08:00-09:00) PM Peak (16:00-17:00) 

Arrivals Departures Arrivals Departures 

Train 3 3 1 3 

Bus, minibus or coach 16 15 3 16 

Taxi 2 1 0 2 

Motorcycle, scooter or moped 2 1 0 2 

Driving a car or van 238 225 53 243 

Passenger in a car or van 24 23 5 25 

Bicycle 2 2 1 2 

On foot 38 36 9 39 

Total 325 306 73 331 

 
 Impact of the Development Traffic Flows 

The likely traffic generation associated with the development proposals has been 

considered for the weekday AM and PM peak hours. These hours represent the maximum 

traffic impact expected on the highway network from the proposed development.   

The traffic flows associated with the development proposals can be seen in Table 6, 

indicating that the maximum two-way vehicle flow is predicted to be 463 and 296 during 

the weekday AM and PM peak hours, respectively.  On this basis there may be impacts on 

the operation of the local road network.  This would be fully assessed within a Transport 

Assessment to be submitted with a future planning application for the development. The 

scope and methodology for this work will be discussed and agreed with Kirklees Council.  

This would include detailed assignment of vehicle trips to the network to identify the 

locations most likely to be affected.  Capacity assessments are likely to be required for key 

local junctions e.g. major-minor priority junctions in Clayton West and the A636/A637 

roundabout to the north of the site.   

Whilst future mitigation may be required to improve safety and/or capacity at local 

junctions, it is considered likely that the proposals will be able to be safely accommodated 

by the local road network.   



Clayton West Development Company Limited 

Site at Clayton West, Kirklees – Transport and Access Appraisal 

15 December 2016 ▪ Version 2.2 ▪ Issue  

 
 

19 
 

6 Summary and Conclusions 

This Transport Appraisal has been prepared to support the promotion of land adjacent to 

Wakefield Road, Clayton West for allocation in Kirklees Local Plan for development and 

removal from the Green Belt.  At this stage the most likely development proposal would be 

employment-led with the indicative concept masterplan comprising 55,000 sqm of floor 

space of employment uses.   

This report has examined the existing transport network in the vicinity of the site, 

considered relevant national and local transport planning policy, outlined the development 

proposals and then considered the resulting impact on the transport network.   

Based on the assessments undertaken, it is considered that the proposed development can 

be safely accessed, and that there are no transport or highway reasons to prevent 

allocation of the site for development in the Local Plan. In particular:   

 The proposals accord with both national and local transport policy. Staff and visitors 

to the proposed development would be able to access local facilities and utilise 

existing bus services.   

 The site is located within a reasonable walking distance of existing local amenities and 

bus stops, providing public transport links to Huddersfield and Wakefield centres along 

with other regional facilities.   

 Safe and satisfactory vehicular access can be provided, the design of which accords 

with the relevant design standards and is within land under the control of the 

landowner or is adopted highway.  The promoter controls the entire site frontage of 

Wakefield Road on both the north and south sides of the road and a range of vehicular 

access options are therefore feasible, depending on development plot sizes and access 

requirements.   

 Consideration has been given to the formation of a new four-arm roundabout from 

Wakefield Road, and/or the provision of major-minor priority junctions to the 

necessary geometric standards for access to the development plots.   

 A new roundabout or junction would provide an eastern gateway to Clayton West 

village and may slow traffic approaching from the east.   

 Vehicular access arrangements would accommodate refuse and emergency vehicles 

along with vehicles required for servicing the commercial units.  

 Additional traffic associated with the development is likely to be accommodated by 

the highway network, and should have no adverse impact on the safe and free flow of 

traffic although some limited mitigation may be needed.   
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 Further assessment of the likely impacts and mitigation, including detailed capacity 

assessments, would be necessary as part of the Transport Assessment to be submitted 

alongside a future planning application for the development.  However, any impacts 

are considered likely to be able to be satisfactorily mitigated.   

Considering all of the above, it is concluded that the allocation of the land for 

development is acceptable and should be supported from a transport perspective. 
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 TRICS 7.1.3  050115 B17.03    (C) 2015  JMP Consultants Ltd on behalf of the TRICS Consortium Thursday  15/01/15
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  B - BUSINESS PARK

VEHICLES

Selected regions and areas:

01 GREATER LONDON

HO HOUNSLOW 1 days

02 SOUTH EAST

HC HAMPSHIRE 2 days

HF HERTFORDSHIRE 1 days

03 SOUTH WEST

DC DORSET 1 days

WL WILTSHIRE 1 days

04 EAST ANGLIA

NF NORFOLK 1 days

SF SUFFOLK 1 days

05 EAST MIDLANDS

NT NOTTINGHAMSHIRE 1 days

06 WEST MIDLANDS

SH SHROPSHIRE 1 days

WM WEST MIDLANDS 1 days

WO WORCESTERSHIRE 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

WY WEST YORKSHIRE 2 days

08 NORTH WEST

GM GREATER MANCHESTER 1 days

LC LANCASHIRE 1 days

09 NORTH

TW TYNE & WEAR 3 days

10 WALES

CF CARDIFF 2 days

CP CAERPHILLY 1 days

11 SCOTLAND

EB CITY OF EDINBURGH 1 days

FA FALKIRK 1 days

12 CONNAUGHT

GA GALWAY 1 days

14 LEINSTER

LU LOUTH 1 days

WT WESTMEATH 1 days

15 GREATER DUBLIN

DL DUBLIN 3 days

16 ULSTER (REPUBLIC OF IRELAND)

DN DONEGAL 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Filtering Stage 2 selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 1000 to 121275 (units: sqm)

Range Selected by User: 975 to 121275 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 23/04/14

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 3 days

Tuesday 8 days

Wednesday 6 days

Thursday 6 days

Friday 8 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 31 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are

undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 13

Edge of Town 18

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Industrial Zone 10

Commercial Zone 7

Residential Zone 2

Retail Zone 1

Built-Up Zone 1

High Street 1

No Sub Category 9

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out

of Town, High Street and No Sub Category.

Filtering Stage 3 selection:

Use Class:

   B 1    28 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.
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Filtering Stage 3 selection (Cont.):

Population within 1 mile:

1,001  to 5,000 4 days

5,001  to 10,000 4 days

10,001 to 15,000 8 days

15,001 to 20,000 2 days

20,001 to 25,000 3 days

25,001 to 50,000 8 days

50,001 to 100,000 1 days

101,000 or More 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 3 days

25,001  to 50,000 2 days

50,001  to 75,000 2 days

75,001  to 100,000 1 days

100,001 to 125,000 4 days

125,001 to 250,000 5 days

250,001 to 500,000 8 days

500,001 or More 6 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.5 or Less 2 days

0.6 to 1.0 15 days

1.1 to 1.5 13 days

1.6 to 2.0 1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

Yes 3 days

No 28 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.
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LIST OF SITES relevant to selection parameters

1 CF-02-B-02 BUSINESS/TECH. UNITS CARDIFF

CRICKHOWELL ROAD

ST MELLONS

CARDIFF

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   2 5 8 7 sqm

Survey date: FRIDAY 20/10/06 Survey Type: MANUAL

2 CF-02-B-03 BUSINESS PARK CARDIFF

FORTRAN ROAD

ST MELLONS

C A R D I F F 

Edge of Town

Industrial Zone

Total Gross floor area:   9 5 2 0 sqm

Survey date: MONDAY 18/10/10 Survey Type: MANUAL

3 CP-02-B-01 BUSINESS PARK CAERPHILLY

VAN ROAD

CAERPHILLY

Edge of Town

Commercial Zone

Total Gross floor area:  1 4 4 5 0 sqm

Survey date: TUESDAY 17/07/12 Survey Type: MANUAL

4 DC-02-B-01 BUSINESS PARK DORSET

COMMERCIAL ROAD

POOLE

Suburban Area (PPS6 Out of Centre)

Built-Up Zone

Total Gross floor area:   1 5 7 0 sqm

Survey date: THURSDAY 17/07/08 Survey Type: MANUAL

5 DL-02-B-02 BUSINESS PARK DUBLIN

BURTON HALL AVENUE

L E O P A R D S T O W N 

DUBLIN

Edge of Town

Commercial Zone

Total Gross floor area:   5 9 8 5 sqm

Survey date: WEDNESDAY 12/05/10 Survey Type: MANUAL

6 DL-02-B-03 OFFICE PARK DUBLIN

MAIN STREET 

DUNDRUM

DUBLIN

Suburban Area (PPS6 Out of Centre)

High Street

Total Gross floor area:   2 9 2 0 sqm

Survey date: TUESDAY 11/05/10 Survey Type: MANUAL

7 DL-02-B-04 BUSINESS PARK DUBLIN

TANEY DRIVE

DUNDRUM

DUBLIN

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:  2 0 5 3 0 sqm

Survey date: WEDNESDAY 12/09/12 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 DN-02-B-01 BUSINESS PARK DONEGAL

N56

KNOCKNAMONA

LETTERKENNY

Edge of Town

No Sub Category

Total Gross floor area:   7 9 5 1 sqm

Survey date: WEDNESDAY 30/09/09 Survey Type: MANUAL

9 EB-02-B-03 BUSINESS PARK CITY OF EDINBURGH

LOGIE GREEN ROAD

EDINBURGH

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 6 7 5 sqm

Survey date: TUESDAY 01/05/07 Survey Type: MANUAL

10 FA-02-B-02 BUSINESS PARK FALKIRK

CALLENDAR BOULEVARD

CALLENDAR PARK

FALKIRK

Edge of Town

Commercial Zone

Total Gross floor area:  1 6 0 0 0 sqm

Survey date: FRIDAY 31/05/13 Survey Type: MANUAL

11 GA-02-B-01 BUSINESS PARK GALWAY

WELLPARK ROAD

GALWAY

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  4 6 1 7 5 sqm

Survey date: WEDNESDAY 20/09/06 Survey Type: MANUAL

12 GM-02-B-03 BUSINESS PARK GREATER MANCHESTER

CROSS STREET

SALE

Edge of Town

Industrial Zone

Total Gross floor area:   3 9 8 5 sqm

Survey date: TUESDAY 18/10/11 Survey Type: MANUAL

13 HC-02-B-01 BUSINESS PARK HAMPSHIRE

CROCKFORD LANE

CHINEHAM BUSINESS PARK

BASINGSTOKE

Edge of Town

Commercial Zone

Total Gross floor area: 121275 sqm

Survey date: THURSDAY 22/11/07 Survey Type: MANUAL

14 HC-02-B-02 BUSINESS PARK HAMPSHIRE

WESTERN ROAD

PORTSMOUTH

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:  5 5 0 0 0 sqm

Survey date: FRIDAY 18/10/13 Survey Type: MANUAL

15 HF-02-B-01 BUSINESS PARK HERTFORDSHIRE

ST ALBANS ROAD WEST

HATFIELD

Edge of Town

Commercial Zone

Total Gross floor area:  2 6 0 0 0 sqm

Survey date: MONDAY 07/07/08 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 HO-02-B-02 BUSINESS PARK HOUNSLOW

HANWORTH ROAD

HOUNSLOW

LONDON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:   1 2 0 0 sqm

Survey date: FRIDAY 08/11/13 Survey Type: MANUAL

17 LC-02-B-03 BUSINESS PARK LANCASHIRE

NAVIGATION WAY

PRESTON

Edge of Town

Commercial Zone

Total Gross floor area:   3 4 5 0 sqm

Survey date: TUESDAY 18/10/11 Survey Type: MANUAL

18 LU-02-B-01 BUSINESS PARK LOUTH

N52

DUNDALK

Edge of Town

Commercial Zone

Total Gross floor area:   4 3 2 6 sqm

Survey date: FRIDAY 13/09/13 Survey Type: MANUAL

19 NF-02-B-02 BUSINESS PARK NORFOLK

WHITING ROAD

LONG JOHN'S HILL

NORWICH

Edge of Town

Retail Zone

Total Gross floor area:   7 4 0 0 sqm

Survey date: THURSDAY 17/05/07 Survey Type: MANUAL

20 NT-02-B-01 BUSINESS PARK NOTTINGHAMSHIRE

PARK LANE

NOTTINGHAM

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   2 3 2 1 sqm

Survey date: THURSDAY 17/05/07 Survey Type: MANUAL

21 SF-02-B-01 BUSINESS PK SUFFOLK

KEMPSON WAY

BURY ST EDMUNDS

Edge of Town

Industrial Zone

Total Gross floor area:   2 4 8 0 sqm

Survey date: WEDNESDAY 10/05/06 Survey Type: MANUAL

22 SH-02-B-03 BUSINESS CENTRE SHROPSHIRE

CASTLE STREET

HADLEY

TELFORD

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   1 3 0 0 sqm

Survey date: TUESDAY 16/06/09 Survey Type: MANUAL



 TRICS 7.1.3  050115 B17.03    (C) 2015  JMP Consultants Ltd on behalf of the TRICS Consortium Thursday  15/01/15

 B1 Office Page  7

Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

LIST OF SITES relevant to selection parameters (Cont.)

23 TW-02-B-02 BUSINESS PARK TYNE & WEAR

HIGH FLATWORTH

NORTH SHIELDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 7 1 4 2 sqm

Survey date: FRIDAY 10/10/08 Survey Type: MANUAL

24 TW-02-B-03 BUSINESS PARK TYNE & WEAR

CITY WAY

EAST HERRINGTON

SUNDERLAND

Edge of Town

No Sub Category

Total Gross floor area:  7 7 5 1 3 sqm

Survey date: THURSDAY 09/10/08 Survey Type: MANUAL

25 TW-02-B-04 BUSINESS PARK TYNE & WEAR

KINGFISHER BOULEVARD

LEMINGTON

NEWCASTLE UPON TYNE

Edge of Town

Industrial Zone

Total Gross floor area:  3 8 8 5 3 sqm

Survey date: THURSDAY 11/12/08 Survey Type: MANUAL

26 WL-02-B-01 BUSINESS PK WILTSHIRE

HIGH STREET

COPED HALL

WOOTTON BASSETT

Edge of Town

Residential Zone

Total Gross floor area:   2 6 0 0 sqm

Survey date: MONDAY 02/10/06 Survey Type: MANUAL

27 WM-02-B-01 BUSINESS PARK WEST MIDLANDS

COURTALD WAY

FOLESHILL

COVENTRY

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  3 0 0 4 2 sqm

Survey date: FRIDAY 10/02/06 Survey Type: MANUAL

28 WO-02-B-01 BUSINESS PARK WORCESTERSHIRE

BURNT MEADOW ROAD

MOORS MOAT NTH IND. EST

REDDITCH

Edge of Town

Industrial Zone

Total Gross floor area:   3 5 2 5 sqm

Survey date: TUESDAY 02/05/06 Survey Type: MANUAL

29 WT-02-B-01 BUSINESS/TECH. PARK WESTMEATH

DUBLIN ROAD

GARRYCASTLE

ATHLONE

Edge of Town

No Sub Category

Total Gross floor area:  2 2 1 5 0 sqm

Survey date: TUESDAY 19/06/07 Survey Type: MANUAL

30 WY-02-B-01 BUSINESS PARK WEST YORKSHIRE

ROSEVILLE ROAD

LEEDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   4 0 7 8 sqm

Survey date: FRIDAY 20/09/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

31 WY-02-B-02 BUSINESS PARK WEST YORKSHIRE

ARMITAGE BRIDGE

HUDDERSFIELD

Edge of Town

No Sub Category

Total Gross floor area:   9 2 0 0 sqm

Survey date: WEDNESDAY 23/04/14 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week

and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.159 31 17285 0.040 31 17285 0.19907:00 - 07:30

31 17285 0.411 31 17285 0.081 31 17285 0.49207:30 - 08:00

31 17285 0.602 31 17285 0.113 31 17285 0.71508:00 - 08:30

31 17285 0.802 31 17285 0.136 31 17285 0.93808:30 - 09:00

31 17285 0.484 31 17285 0.121 31 17285 0.60509:00 - 09:30

31 17285 0.273 31 17285 0.121 31 17285 0.39409:30 - 10:00

31 17285 0.165 31 17285 0.111 31 17285 0.27610:00 - 10:30

31 17285 0.120 31 17285 0.110 31 17285 0.23010:30 - 11:00

31 17285 0.124 31 17285 0.117 31 17285 0.24111:00 - 11:30

31 17285 0.149 31 17285 0.145 31 17285 0.29411:30 - 12:00

31 17285 0.149 31 17285 0.268 31 17285 0.41712:00 - 12:30

31 17285 0.215 31 17285 0.238 31 17285 0.45312:30 - 13:00

31 17285 0.238 31 17285 0.261 31 17285 0.49913:00 - 13:30

31 17285 0.247 31 17285 0.175 31 17285 0.42213:30 - 14:00

31 17285 0.151 31 17285 0.179 31 17285 0.33014:00 - 14:30

31 17285 0.135 31 17285 0.158 31 17285 0.29314:30 - 15:00

31 17285 0.124 31 17285 0.197 31 17285 0.32115:00 - 15:30

31 17285 0.126 31 17285 0.202 31 17285 0.32815:30 - 16:00

31 17285 0.119 31 17285 0.331 31 17285 0.45016:00 - 16:30

31 17285 0.133 31 17285 0.440 31 17285 0.57316:30 - 17:00

31 17285 0.103 31 17285 0.671 31 17285 0.77417:00 - 17:30

31 17285 0.091 31 17285 0.491 31 17285 0.58217:30 - 18:00

30 17608 0.062 30 17608 0.289 30 17608 0.35118:00 - 18:30

30 17608 0.051 30 17608 0.146 30 17608 0.19718:30 - 19:00

1 4326 0.023 1 4326 0.092 1 4326 0.11519:00 - 19:30

1 4326 0.069 1 4326 0.069 1 4326 0.13819:30 - 20:00

1 4326 0.092 1 4326 0.116 1 4326 0.20820:00 - 20:30

1 4326 0.046 1 4326 0.092 1 4326 0.13820:30 - 21:00

1 4326 0.069 1 4326 0.416 1 4326 0.48521:00 - 21:30

1 4326 0.000 1 4326 0.578 1 4326 0.57821:30 - 22:00

1 4326 0.000 1 4326 0.046 1 4326 0.04622:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   5.532   6.550  1 2.082

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.003 31 17285 0.003 31 17285 0.00607:00 - 07:30

31 17285 0.003 31 17285 0.005 31 17285 0.00807:30 - 08:00

31 17285 0.007 31 17285 0.005 31 17285 0.01208:00 - 08:30

31 17285 0.007 31 17285 0.006 31 17285 0.01308:30 - 09:00

31 17285 0.007 31 17285 0.007 31 17285 0.01409:00 - 09:30

31 17285 0.007 31 17285 0.008 31 17285 0.01509:30 - 10:00

31 17285 0.007 31 17285 0.008 31 17285 0.01510:00 - 10:30

31 17285 0.005 31 17285 0.006 31 17285 0.01110:30 - 11:00

31 17285 0.005 31 17285 0.006 31 17285 0.01111:00 - 11:30

31 17285 0.005 31 17285 0.006 31 17285 0.01111:30 - 12:00

31 17285 0.004 31 17285 0.005 31 17285 0.00912:00 - 12:30

31 17285 0.005 31 17285 0.004 31 17285 0.00912:30 - 13:00

31 17285 0.005 31 17285 0.006 31 17285 0.01113:00 - 13:30

31 17285 0.004 31 17285 0.006 31 17285 0.01013:30 - 14:00

31 17285 0.003 31 17285 0.004 31 17285 0.00714:00 - 14:30

31 17285 0.007 31 17285 0.005 31 17285 0.01214:30 - 15:00

31 17285 0.004 31 17285 0.007 31 17285 0.01115:00 - 15:30

31 17285 0.002 31 17285 0.004 31 17285 0.00615:30 - 16:00

31 17285 0.003 31 17285 0.004 31 17285 0.00716:00 - 16:30

31 17285 0.002 31 17285 0.003 31 17285 0.00516:30 - 17:00

31 17285 0.001 31 17285 0.001 31 17285 0.00217:00 - 17:30

31 17285 0.001 31 17285 0.002 31 17285 0.00317:30 - 18:00

30 17608 0.000 30 17608 0.001 30 17608 0.00118:00 - 18:30

30 17608 0.001 30 17608 0.000 30 17608 0.00118:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.000 1 4326 0.00021:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.098   0.112   0.210

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.001 31 17285 0.001 31 17285 0.00207:00 - 07:30

31 17285 0.002 31 17285 0.002 31 17285 0.00407:30 - 08:00

31 17285 0.002 31 17285 0.001 31 17285 0.00308:00 - 08:30

31 17285 0.002 31 17285 0.003 31 17285 0.00508:30 - 09:00

31 17285 0.002 31 17285 0.002 31 17285 0.00409:00 - 09:30

31 17285 0.001 31 17285 0.001 31 17285 0.00209:30 - 10:00

31 17285 0.001 31 17285 0.001 31 17285 0.00210:00 - 10:30

31 17285 0.001 31 17285 0.001 31 17285 0.00210:30 - 11:00

31 17285 0.001 31 17285 0.001 31 17285 0.00211:00 - 11:30

31 17285 0.001 31 17285 0.001 31 17285 0.00211:30 - 12:00

31 17285 0.001 31 17285 0.001 31 17285 0.00212:00 - 12:30

31 17285 0.001 31 17285 0.001 31 17285 0.00212:30 - 13:00

31 17285 0.002 31 17285 0.002 31 17285 0.00413:00 - 13:30

31 17285 0.001 31 17285 0.001 31 17285 0.00213:30 - 14:00

31 17285 0.001 31 17285 0.001 31 17285 0.00214:00 - 14:30

31 17285 0.001 31 17285 0.001 31 17285 0.00214:30 - 15:00

31 17285 0.001 31 17285 0.001 31 17285 0.00215:00 - 15:30

31 17285 0.001 31 17285 0.001 31 17285 0.00215:30 - 16:00

31 17285 0.002 31 17285 0.002 31 17285 0.00416:00 - 16:30

31 17285 0.001 31 17285 0.002 31 17285 0.00316:30 - 17:00

31 17285 0.002 31 17285 0.002 31 17285 0.00417:00 - 17:30

31 17285 0.002 31 17285 0.002 31 17285 0.00417:30 - 18:00

30 17608 0.002 30 17608 0.002 30 17608 0.00418:00 - 18:30

30 17608 0.002 30 17608 0.001 30 17608 0.00318:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.000 1 4326 0.00021:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.034   0.034   0.068

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.003 31 17285 0.001 31 17285 0.00407:00 - 07:30

31 17285 0.007 31 17285 0.000 31 17285 0.00707:30 - 08:00

31 17285 0.010 31 17285 0.001 31 17285 0.01108:00 - 08:30

31 17285 0.013 31 17285 0.001 31 17285 0.01408:30 - 09:00

31 17285 0.005 31 17285 0.001 31 17285 0.00609:00 - 09:30

31 17285 0.001 31 17285 0.000 31 17285 0.00109:30 - 10:00

31 17285 0.001 31 17285 0.000 31 17285 0.00110:00 - 10:30

31 17285 0.001 31 17285 0.000 31 17285 0.00110:30 - 11:00

31 17285 0.001 31 17285 0.000 31 17285 0.00111:00 - 11:30

31 17285 0.001 31 17285 0.001 31 17285 0.00211:30 - 12:00

31 17285 0.001 31 17285 0.001 31 17285 0.00212:00 - 12:30

31 17285 0.001 31 17285 0.001 31 17285 0.00212:30 - 13:00

31 17285 0.002 31 17285 0.001 31 17285 0.00313:00 - 13:30

31 17285 0.001 31 17285 0.001 31 17285 0.00213:30 - 14:00

31 17285 0.002 31 17285 0.001 31 17285 0.00314:00 - 14:30

31 17285 0.001 31 17285 0.001 31 17285 0.00214:30 - 15:00

31 17285 0.001 31 17285 0.002 31 17285 0.00315:00 - 15:30

31 17285 0.000 31 17285 0.003 31 17285 0.00315:30 - 16:00

31 17285 0.001 31 17285 0.005 31 17285 0.00616:00 - 16:30

31 17285 0.002 31 17285 0.006 31 17285 0.00816:30 - 17:00

31 17285 0.002 31 17285 0.010 31 17285 0.01217:00 - 17:30

31 17285 0.001 31 17285 0.012 31 17285 0.01317:30 - 18:00

30 17608 0.001 30 17608 0.005 30 17608 0.00618:00 - 18:30

30 17608 0.000 30 17608 0.003 30 17608 0.00318:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.046 1 4326 0.04621:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.059   0.103   0.162

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  D - INDUSTRIAL ESTATE

VEHICLES

Selected regions and areas:

01 GREATER LONDON

EG EALING 1 days

02 SOUTH EAST

ES EAST SUSSEX 1 days

EX ESSEX 1 days

KC KENT 1 days

WG WOKINGHAM 1 days

03 SOUTH WEST

BR BRISTOL CITY 2 days

CW CORNWALL 1 days

DV DEVON 1 days

WL WILTSHIRE 1 days

04 EAST ANGLIA

CA CAMBRIDGESHIRE 3 days

NF NORFOLK 1 days

SF SUFFOLK 1 days

05 EAST MIDLANDS

NT NOTTINGHAMSHIRE 1 days

06 WEST MIDLANDS

HE HEREFORDSHIRE 1 days

WM WEST MIDLANDS 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

WY WEST YORKSHIRE 2 days

08 NORTH WEST

CH CHESHIRE 1 days

LC LANCASHIRE 1 days

09 NORTH

CB CUMBRIA 1 days

TW TYNE & WEAR 2 days

11 SCOTLAND

AG ANGUS 1 days

FA FALKIRK 1 days

HI HIGHLAND 1 days

15 GREATER DUBLIN

DL DUBLIN 1 days

17 ULSTER (NORTHERN IRELAND)

AR ARMAGH 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Filtering Stage 2 selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 1560 to 120000 (units: sqm)

Range Selected by User: 552 to 234115 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 24/03/14

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 5 days

Tuesday 9 days

Wednesday 4 days

Thursday 5 days

Friday 7 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 30 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are

undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 12

Edge of Town 18

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Industrial Zone 16

Residential Zone 7

Built-Up Zone 1

No Sub Category 6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out

of Town, High Street and No Sub Category.

Filtering Stage 3 selection:

Use Class:

Not Known 1 days

   B 1    5 days

   B 2    17 days

   B 8    2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.
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Filtering Stage 3 selection (Cont.):

Population within 1 mile:

1,000 or Less 2 days

1,001  to 5,000 3 days

5,001  to 10,000 4 days

10,001 to 15,000 3 days

15,001 to 20,000 7 days

20,001 to 25,000 4 days

25,001 to 50,000 7 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 4 days

25,001  to 50,000 3 days

50,001  to 75,000 3 days

75,001  to 100,000 1 days

125,001 to 250,000 10 days

250,001 to 500,000 7 days

500,001 or More 2 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.6 to 1.0 12 days

1.1 to 1.5 17 days

1.6 to 2.0 1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

No 30 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.
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LIST OF SITES relevant to selection parameters

1 AG-02-D-01 INDUSTRIAL EST. ANGUS

WESTWAY

ARBROATH

Edge of Town

Residential Zone

Total Gross floor area:  6 4 8 8 9 sqm

Survey date: FRIDAY 25/05/12 Survey Type: MANUAL

2 AR-02-D-01 INDUSTRIAL ESTATE ARMAGH

HAMILTONSBAWN ROAD

ARMAGH

Edge of Town

No Sub Category

Total Gross floor area:  1 1 5 4 8 sqm

Survey date: TUESDAY 08/06/10 Survey Type: MANUAL

3 BR-02-D-02 INDUSTRIAL ESTATE BRISTOL CITY

NOVERS HILL

BEDMINSTER

BRISTOL

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: THURSDAY 19/11/09 Survey Type: MANUAL

4 BR-02-D-03 INDUSTRIAL ESTATE BRISTOL CITY

CROFTS END ROAD

SPEEDWELL

BRISTOL

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: TUESDAY 20/10/09 Survey Type: MANUAL

5 CA-02-D-01 IND. ESTATE CAMBRIDGESHIRE

STURROCK WAY

BRETTON

PETERBOROUGH

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   4 3 0 0 sqm

Survey date: TUESDAY 13/05/08 Survey Type: MANUAL

6 CA-02-D-02 IND. ESTATE CAMBRIDGESHIRE

COLDHAM'S ROAD

COLDHAM'S COMMON

CAMBRIDGE

Edge of Town

Industrial Zone

Total Gross floor area:   2 0 6 3 sqm

Survey date: MONDAY 19/10/09 Survey Type: MANUAL

7 CA-02-D-03 IND. ESTATE CAMBRIDGESHIRE

SAVILLE ROAD

WESTWOOD

PETERBOROUGH

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   4 4 2 5 sqm

Survey date: THURSDAY 22/10/09 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 CB-02-D-04 INDUSTRIAL ESTATE CUMBRIA

CARLISLE ROAD

BRAMPTON

Edge of Town

No Sub Category

Total Gross floor area:  1 7 7 0 8 sqm

Survey date: WEDNESDAY 16/12/09 Survey Type: MANUAL

9 CH-02-D-02 INDUSTRIAL EST. CHESHIRE

MANCHESTER ROAD

WINCHAM

NORTHWICH

Edge of Town

Industrial Zone

Total Gross floor area:  2 2 0 0 0 sqm

Survey date: FRIDAY 15/06/07 Survey Type: MANUAL

10 CW-02-D-02 INDUSTRIAL ESTATE CORNWALL

DRUIDS ROAD

CAMBORNE

Edge of Town

Industrial Zone

Total Gross floor area:   6 5 1 5 sqm

Survey date: FRIDAY 21/09/07 Survey Type: MANUAL

11 DL-02-D-03 INDUSTRIAL ESTATE DUBLIN

CLOVERHILL ROAD

DUBLIN

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area: 120000 sqm

Survey date: TUESDAY 26/06/07 Survey Type: MANUAL

12 DV-02-D-06 INDUSTRIAL ESTATE DEVON

ST MODWEN ROAD

PLYMOUTH

Edge of Town

Industrial Zone

Total Gross floor area:   1 7 7 5 sqm

Survey date: TUESDAY 17/07/12 Survey Type: MANUAL

13 EG-02-D-02 INDUSTRIAL ESTATE EALING

BELVUE ROAD

NORTHOLT

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   3 1 2 0 sqm

Survey date: WEDNESDAY 05/12/12 Survey Type: MANUAL

14 ES-02-D-06 INDUSTRIAL ESTATE EAST SUSSEX

COURTLANDS ROAD

EASTBOURNE

Edge of Town

Residential Zone

Total Gross floor area:   7 5 2 5 sqm

Survey date: MONDAY 21/10/13 Survey Type: MANUAL

15 EX-02-D-01 INDUSTRIAL ESTATE ESSEX

OAKWOOD HILL  

LOUGHTON

Edge of Town

Industrial Zone

Total Gross floor area:  2 7 6 8 7 sqm

Survey date: THURSDAY 22/11/07 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 FA-02-D-02 INDUSTRIAL ESTATE FALKIRK

MAIN STREET

GRAHAMSTON

FALKIRK

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:  2 1 2 5 0 sqm

Survey date: THURSDAY 30/05/13 Survey Type: MANUAL

17 HE-02-D-02 BUSINESS PARK HEREFORDSHIRE

BURCOTT ROAD

HEREFORD

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   5 2 1 4 sqm

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL

18 HI-02-D-03 IND. ESTATE & BUS. PARK HIGHLAND

NORTH ROAD

INVERLOCHY

FORT WILLIAM

Edge of Town

No Sub Category

Total Gross floor area:  3 5 0 0 0 sqm

Survey date: MONDAY 18/05/09 Survey Type: MANUAL

19 KC-02-D-02 INDUSTRIAL ESTATE KENT

SOUTHWELL ROAD

DEAL

Edge of Town

Residential Zone

Total Gross floor area:  1 0 7 1 5 sqm

Survey date: WEDNESDAY 28/11/12 Survey Type: MANUAL

20 LC-02-D-04 INDUSTRIAL ESTATE LANCASHIRE

GREEN LANE WEST

GARSTANG

Edge of Town

Industrial Zone

Total Gross floor area:   4 5 5 5 sqm

Survey date: FRIDAY 16/06/06 Survey Type: MANUAL

21 NF-02-D-03 INDUSTRIAL ESTATE NORFOLK

BIDEWELL CLOSE

NORWICH

Edge of Town

Residential Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: MONDAY 08/10/12 Survey Type: MANUAL

22 NT-02-D-01 INDUSTRIAL ESTATE NOTTINGHAMSHIRE

B6028 STONEYFORD ROAD

STANTON HILL

SUTTON-IN-ASHFIELD

Edge of Town

No Sub Category

Total Gross floor area:  2 6 4 0 0 sqm

Survey date: FRIDAY 30/06/06 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

23 SF-02-D-02 INDUSTRIAL ESTATE SUFFOLK

HADLEIGH ROAD

WESTBOURNE

IPSWICH

Suburban Area (PPS6 Out of Centre)

Built-Up Zone

Total Gross floor area: 102000 sqm

Survey date: TUESDAY 22/05/07 Survey Type: MANUAL

24 TW-02-D-06 INDUSTRIAL ESTATE TYNE & WEAR

NORHAM ROAD

WEST CHIRTON

NORTH SHIELDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 3 0 0 0 sqm

Survey date: THURSDAY 19/10/06 Survey Type: MANUAL

25 TW-02-D-07 INDUSTRIAL ESTATE TYNE & WEAR

SWALWELL BANK

WHICKHAM

GATESHEAD

Edge of Town

Residential Zone

Total Gross floor area:   6 8 0 0 sqm

Survey date: FRIDAY 04/10/13 Survey Type: MANUAL

26 WG-02-D-01 INDUSTRIAL ESTATE WOKINGHAM

FISHPONDS ROAD

WOKINGHAM

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   3 8 0 0 sqm

Survey date: TUESDAY 20/11/12 Survey Type: MANUAL

27 WL-02-D-01 IND. ESTATE WILTSHIRE

MARLBOROUGH ROAD

WOOTTON BASSETT

Edge of Town

Industrial Zone

Total Gross floor area:   7 0 5 0 sqm

Survey date: TUESDAY 03/10/06 Survey Type: MANUAL

28 WM-02-D-02 INDUSTRIAL ESTATE WEST MIDLANDS

DUNLOP WAY

BIRMINGHAM

Edge of Town

Residential Zone

Total Gross floor area:  2 3 4 8 0 sqm

Survey date: WEDNESDAY 07/11/12 Survey Type: MANUAL

29 WY-02-D-02 INDUSTRIAL EST. WEST YORKSHIRE

A629 WAKEFIELD ROAD

TANDEM

HUDDERSFIELD

Edge of Town

No Sub Category

Total Gross floor area:  2 0 8 2 4 sqm

Survey date: MONDAY 11/09/06 Survey Type: MANUAL

30 WY-02-D-03 INDUSTRIAL ESTATE WEST YORKSHIRE

ARMLEY ROAD

LEEDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 4 9 8 0 sqm

Survey date: FRIDAY 20/09/13 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week

and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.121 30 20597 0.040 30 20597 0.16107:00 - 07:30

30 20597 0.201 30 20597 0.066 30 20597 0.26707:30 - 08:00

30 20597 0.215 30 20597 0.087 30 20597 0.30208:00 - 08:30

30 20597 0.210 30 20597 0.100 30 20597 0.31008:30 - 09:00

30 20597 0.168 30 20597 0.104 30 20597 0.27209:00 - 09:30

30 20597 0.131 30 20597 0.110 30 20597 0.24109:30 - 10:00

30 20597 0.122 30 20597 0.119 30 20597 0.24110:00 - 10:30

30 20597 0.114 30 20597 0.105 30 20597 0.21910:30 - 11:00

30 20597 0.110 30 20597 0.112 30 20597 0.22211:00 - 11:30

30 20597 0.120 30 20597 0.131 30 20597 0.25111:30 - 12:00

30 20597 0.128 30 20597 0.147 30 20597 0.27512:00 - 12:30

30 20597 0.137 30 20597 0.144 30 20597 0.28112:30 - 13:00

30 20597 0.133 30 20597 0.157 30 20597 0.29013:00 - 13:30

30 20597 0.145 30 20597 0.119 30 20597 0.26413:30 - 14:00

30 20597 0.118 30 20597 0.115 30 20597 0.23314:00 - 14:30

30 20597 0.111 30 20597 0.116 30 20597 0.22714:30 - 15:00

30 20597 0.118 30 20597 0.126 30 20597 0.24415:00 - 15:30

30 20597 0.106 30 20597 0.144 30 20597 0.25015:30 - 16:00

30 20597 0.112 30 20597 0.179 30 20597 0.29116:00 - 16:30

30 20597 0.092 30 20597 0.205 30 20597 0.29716:30 - 17:00

30 20597 0.063 30 20597 0.223 30 20597 0.28617:00 - 17:30

30 20597 0.043 30 20597 0.153 30 20597 0.19617:30 - 18:00

30 20597 0.035 30 20597 0.084 30 20597 0.11918:00 - 18:30

30 20597 0.025 30 20597 0.051 30 20597 0.07618:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   2.878   2.937   5.815

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

TAXIS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.000 30 20597 0.000 30 20597 0.00007:00 - 07:30

30 20597 0.001 30 20597 0.000 30 20597 0.00107:30 - 08:00

30 20597 0.000 30 20597 0.000 30 20597 0.00008:00 - 08:30

30 20597 0.001 30 20597 0.001 30 20597 0.00208:30 - 09:00

30 20597 0.000 30 20597 0.000 30 20597 0.00009:00 - 09:30

30 20597 0.001 30 20597 0.000 30 20597 0.00109:30 - 10:00

30 20597 0.001 30 20597 0.000 30 20597 0.00110:00 - 10:30

30 20597 0.001 30 20597 0.001 30 20597 0.00210:30 - 11:00

30 20597 0.001 30 20597 0.002 30 20597 0.00311:00 - 11:30

30 20597 0.001 30 20597 0.001 30 20597 0.00211:30 - 12:00

30 20597 0.001 30 20597 0.000 30 20597 0.00112:00 - 12:30

30 20597 0.000 30 20597 0.000 30 20597 0.00012:30 - 13:00

30 20597 0.000 30 20597 0.001 30 20597 0.00113:00 - 13:30

30 20597 0.002 30 20597 0.001 30 20597 0.00313:30 - 14:00

30 20597 0.001 30 20597 0.001 30 20597 0.00214:00 - 14:30

30 20597 0.000 30 20597 0.000 30 20597 0.00014:30 - 15:00

30 20597 0.001 30 20597 0.000 30 20597 0.00115:00 - 15:30

30 20597 0.000 30 20597 0.001 30 20597 0.00115:30 - 16:00

30 20597 0.001 30 20597 0.001 30 20597 0.00216:00 - 16:30

30 20597 0.001 30 20597 0.001 30 20597 0.00216:30 - 17:00

30 20597 0.000 30 20597 0.001 30 20597 0.00117:00 - 17:30

30 20597 0.000 30 20597 0.001 30 20597 0.00117:30 - 18:00

30 20597 0.000 30 20597 0.000 30 20597 0.00018:00 - 18:30

30 20597 0.000 30 20597 0.000 30 20597 0.00018:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.014   0.013   0.027

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.005 30 20597 0.011 30 20597 0.01607:00 - 07:30

30 20597 0.007 30 20597 0.016 30 20597 0.02307:30 - 08:00

30 20597 0.008 30 20597 0.014 30 20597 0.02208:00 - 08:30

30 20597 0.010 30 20597 0.011 30 20597 0.02108:30 - 09:00

30 20597 0.016 30 20597 0.014 30 20597 0.03009:00 - 09:30

30 20597 0.013 30 20597 0.014 30 20597 0.02709:30 - 10:00

30 20597 0.014 30 20597 0.013 30 20597 0.02710:00 - 10:30

30 20597 0.013 30 20597 0.013 30 20597 0.02610:30 - 11:00

30 20597 0.013 30 20597 0.013 30 20597 0.02611:00 - 11:30

30 20597 0.014 30 20597 0.011 30 20597 0.02511:30 - 12:00

30 20597 0.014 30 20597 0.013 30 20597 0.02712:00 - 12:30

30 20597 0.012 30 20597 0.013 30 20597 0.02512:30 - 13:00

30 20597 0.012 30 20597 0.014 30 20597 0.02613:00 - 13:30

30 20597 0.015 30 20597 0.012 30 20597 0.02713:30 - 14:00

30 20597 0.013 30 20597 0.010 30 20597 0.02314:00 - 14:30

30 20597 0.012 30 20597 0.014 30 20597 0.02614:30 - 15:00

30 20597 0.014 30 20597 0.013 30 20597 0.02715:00 - 15:30

30 20597 0.013 30 20597 0.011 30 20597 0.02415:30 - 16:00

30 20597 0.012 30 20597 0.009 30 20597 0.02116:00 - 16:30

30 20597 0.009 30 20597 0.009 30 20597 0.01816:30 - 17:00

30 20597 0.004 30 20597 0.006 30 20597 0.01017:00 - 17:30

30 20597 0.006 30 20597 0.005 30 20597 0.01117:30 - 18:00

30 20597 0.003 30 20597 0.001 30 20597 0.00418:00 - 18:30

30 20597 0.002 30 20597 0.002 30 20597 0.00418:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.254   0.262   0.516

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.000 30 20597 0.000 30 20597 0.00007:00 - 07:30

30 20597 0.000 30 20597 0.000 30 20597 0.00007:30 - 08:00

30 20597 0.001 30 20597 0.000 30 20597 0.00108:00 - 08:30

30 20597 0.000 30 20597 0.000 30 20597 0.00008:30 - 09:00

30 20597 0.000 30 20597 0.000 30 20597 0.00009:00 - 09:30

30 20597 0.000 30 20597 0.000 30 20597 0.00009:30 - 10:00

30 20597 0.000 30 20597 0.000 30 20597 0.00010:00 - 10:30

30 20597 0.000 30 20597 0.000 30 20597 0.00010:30 - 11:00

30 20597 0.000 30 20597 0.000 30 20597 0.00011:00 - 11:30

30 20597 0.000 30 20597 0.000 30 20597 0.00011:30 - 12:00

30 20597 0.000 30 20597 0.000 30 20597 0.00012:00 - 12:30

30 20597 0.000 30 20597 0.000 30 20597 0.00012:30 - 13:00

30 20597 0.000 30 20597 0.000 30 20597 0.00013:00 - 13:30

30 20597 0.000 30 20597 0.000 30 20597 0.00013:30 - 14:00

30 20597 0.000 30 20597 0.000 30 20597 0.00014:00 - 14:30

30 20597 0.000 30 20597 0.000 30 20597 0.00014:30 - 15:00

30 20597 0.000 30 20597 0.000 30 20597 0.00015:00 - 15:30

30 20597 0.000 30 20597 0.000 30 20597 0.00015:30 - 16:00

30 20597 0.000 30 20597 0.000 30 20597 0.00016:00 - 16:30

30 20597 0.000 30 20597 0.000 30 20597 0.00016:30 - 17:00

30 20597 0.000 30 20597 0.000 30 20597 0.00017:00 - 17:30

30 20597 0.000 30 20597 0.000 30 20597 0.00017:30 - 18:00

30 20597 0.000 30 20597 0.000 30 20597 0.00018:00 - 18:30

30 20597 0.000 30 20597 0.000 30 20597 0.00018:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.001   0.000   0.001

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.007 30 20597 0.001 30 20597 0.00807:00 - 07:30

30 20597 0.006 30 20597 0.001 30 20597 0.00707:30 - 08:00

30 20597 0.005 30 20597 0.001 30 20597 0.00608:00 - 08:30

30 20597 0.005 30 20597 0.001 30 20597 0.00608:30 - 09:00

30 20597 0.002 30 20597 0.000 30 20597 0.00209:00 - 09:30

30 20597 0.002 30 20597 0.001 30 20597 0.00309:30 - 10:00

30 20597 0.001 30 20597 0.000 30 20597 0.00110:00 - 10:30

30 20597 0.002 30 20597 0.001 30 20597 0.00310:30 - 11:00

30 20597 0.001 30 20597 0.000 30 20597 0.00111:00 - 11:30

30 20597 0.001 30 20597 0.000 30 20597 0.00111:30 - 12:00

30 20597 0.001 30 20597 0.001 30 20597 0.00212:00 - 12:30

30 20597 0.002 30 20597 0.002 30 20597 0.00412:30 - 13:00

30 20597 0.002 30 20597 0.002 30 20597 0.00413:00 - 13:30

30 20597 0.002 30 20597 0.002 30 20597 0.00413:30 - 14:00

30 20597 0.002 30 20597 0.003 30 20597 0.00514:00 - 14:30

30 20597 0.000 30 20597 0.001 30 20597 0.00114:30 - 15:00

30 20597 0.001 30 20597 0.001 30 20597 0.00215:00 - 15:30

30 20597 0.001 30 20597 0.006 30 20597 0.00715:30 - 16:00

30 20597 0.001 30 20597 0.006 30 20597 0.00716:00 - 16:30

30 20597 0.001 30 20597 0.005 30 20597 0.00616:30 - 17:00

30 20597 0.002 30 20597 0.007 30 20597 0.00917:00 - 17:30

30 20597 0.000 30 20597 0.006 30 20597 0.00617:30 - 18:00

30 20597 0.000 30 20597 0.002 30 20597 0.00218:00 - 18:30

30 20597 0.000 30 20597 0.002 30 20597 0.00218:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.047   0.052   0.099

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  F - WAREHOUSING (COMMERCIAL)

VEHICLES

Selected regions and areas:

01 GREATER LONDON

EN ENFIELD 1 days

HO HOUNSLOW 1 days

02 SOUTH EAST

HC HAMPSHIRE 1 days

HF HERTFORDSHIRE 1 days

SC SURREY 1 days

03 SOUTH WEST

CW CORNWALL 1 days

04 EAST ANGLIA

SF SUFFOLK 1 days

05 EAST MIDLANDS

LN LINCOLNSHIRE 1 days

08 NORTH WEST

LC LANCASHIRE 1 days

09 NORTH

TV TEES VALLEY 2 days

10 WALES

NW NEWPORT 1 days

11 SCOTLAND

ML MIDLOTHIAN 1 days

12 CONNAUGHT

GA GALWAY 1 days

13 MUNSTER

CR CORK 1 days

17 ULSTER (NORTHERN IRELAND)

AN ANTRIM 1 days

AR ARMAGH 1 days
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Filtering Stage 2 selection:

Parameter: Gross floor area

Actual Range: 387 to 80066 (units: sqm)

Range Selected by User: 387 to 80066 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 11/09/14

Selected survey days:

Monday 1 days

Tuesday 4 days

Wednesday 4 days

Thursday 4 days

Friday 4 days

Selected survey types:

Manual count 17 days

Directional ATC Count 0 days

Selected Locations:

Suburban Area (PPS6 Out of Centre) 6

Edge of Town 11

Selected Location Sub Categories:

Industrial Zone 9

Commercial Zone 2

Residential Zone 2

No Sub Category 4

Filtering Stage 3 selection:

Use Class:

Not Known 1 days

   B 8    16 days

Population within 1 mile:

1,001  to 5,000 6 days

5,001  to 10,000 1 days

10,001 to 15,000 7 days

20,001 to 25,000 1 days

50,001 to 100,000 2 days

Population within 5 miles:

5,001   to 25,000 1 days

25,001  to 50,000 2 days

50,001  to 75,000 1 days

75,001  to 100,000 2 days

100,001 to 125,000 2 days

125,001 to 250,000 4 days

250,001 to 500,000 3 days

500,001 or More 2 days

Car ownership within 5 miles:

0.6 to 1.0 5 days

1.1 to 1.5 10 days

1.6 to 2.0 2 days

Travel Plan:

Yes 3 days

No 14 days
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LIST OF SITES relevant to selection parameters

1 AN-02-F-02 DISTRIBUTION CENTRE ANTRIM

APOLLO ROAD

BELFAST

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  1 0 8 3 2 sqm

Survey date: THURSDAY 29/07/10 Survey Type: MANUAL

2 AR-02-F-01 ELECTRICAL DIST. ARMAGH

MAHON ROAD

PORTADOWN

Edge of Town

Industrial Zone

Total Gross floor area:   1 9 0 0 sqm

Survey date: WEDNESDAY 11/11/09 Survey Type: MANUAL

3 CR-02-F-02 PNEUMATIC CENTRE CORK

TRAMORE ROAD

BALLYPHEHANE

CORK

Edge of Town

Commercial Zone

Total Gross floor area:   4 6 5 0 sqm

Survey date: FRIDAY 26/06/09 Survey Type: MANUAL

4 CW-02-F-01 WAREHOUSING CORNWALL

A390

THREEMILESTONE

NEAR TRURO

Edge of Town

No Sub Category

Total Gross floor area:   5 1 5 0 sqm

Survey date: TUESDAY 18/09/07 Survey Type: MANUAL

5 EN-02-F-01 WAREHOUSING ENFIELD

OAKTHORPE ESTATE

PALMERS GREEN

ENFIELD

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:  1 3 2 5 1 sqm

Survey date: WEDNESDAY 19/11/08 Survey Type: MANUAL

6 GA-02-F-01 LOGISTICS GALWAY

PARKMORE WEST

IDA BUS. & TECH. PARK

GALWAY

Edge of Town

Industrial Zone

Total Gross floor area:  1 1 0 0 0 sqm

Survey date: FRIDAY 12/10/12 Survey Type: MANUAL

7 HC-02-F-01 WAREHOUSING HAMPSHIRE

MAURETANIA ROAD

NURSLING INDUSTRIAL ESTATE

SOUTHAMPTON

Edge of Town

Industrial Zone

Total Gross floor area:   4 0 0 0 sqm

Survey date: WEDNESDAY 21/11/07 Survey Type: MANUAL

8 HF-02-F-03 DISTRIBUTION CEN. HERTFORDSHIRE

HATFIELD BUSINESS CEN.

HATFIELD

Edge of Town

Commercial Zone

Total Gross floor area:  8 0 0 0 0 sqm

Survey date: THURSDAY 10/07/08 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

9 HO-02-F-02 LOGISTICS AND FREIGHT HOUNSLOW

ASCOT ROAD

FELTHAM

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  1 3 5 0 0 sqm

Survey date: THURSDAY 11/09/14 Survey Type: MANUAL

10 LC-02-F-02 WAREHOUSING LANCASHIRE

CHORLEY ROAD

WALTON-LE-DALE

PRESTON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:   1 2 0 0 sqm

Survey date: FRIDAY 22/06/07 Survey Type: MANUAL

11 LN-02-F-01 BOOK SERVICE LINCOLNSHIRE

TRENT ROAD

GRANTHAM

Edge of Town

No Sub Category

Total Gross floor area:  3 2 3 0 0 sqm

Survey date: MONDAY 29/11/10 Survey Type: MANUAL

12 ML-02-F-01 WINDOWS MIDLOTHIAN

UNIT 53 

MAYFIELD IND. ESTATE

DALKEITH

Edge of Town

Industrial Zone

Total Gross floor area:    7 5 0 sqm

Survey date: WEDNESDAY 04/05/11 Survey Type: MANUAL

13 NW-02-F-01 LOGISTICS CENTRE NEWPORT

TREDEGAR TERRACE

CROSSKEYS

NEWPORT

Edge of Town

No Sub Category

Total Gross floor area:  1 6 2 7 5 sqm

Survey date: FRIDAY 12/10/07 Survey Type: MANUAL

14 SC-02-F-04 WAREHOUSING SURREY

PRETORIA ROAD

CHERTSEY

Edge of Town

No Sub Category

Total Gross floor area:   4 4 6 0 sqm

Survey date: TUESDAY 27/11/07 Survey Type: MANUAL

15 SF-02-F-02 WAREHOUSING SUFFOLK

WALTON ROAD

FELIXSTOWE

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 2 2 7 0 sqm

Survey date: THURSDAY 11/07/13 Survey Type: MANUAL
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

LIST OF SITES relevant to selection parameters (Cont.)

16 TV-02-F-02 ARGOS WAREHOUSE TEES VALLEY

ROUNDHOUSE ROAD

FAVERDALE

DARLINGTON

Edge of Town

Industrial Zone

Total Gross floor area:  8 0 0 6 6 sqm

Survey date: TUESDAY 07/10/08 Survey Type: MANUAL

17 TV-02-F-03 ELECTRICAL COMPONENTS TEES VALLEY

UNIT 8,NAVIGATOR COURT

STOCKTON-ON-TEES

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:    3 8 7 sqm

Survey date: TUESDAY 28/06/11 Survey Type: MANUAL
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.013 1 22270 0.018 1 22270 0.03105:00 - 05:30

1 22270 0.004 1 22270 0.022 1 22270 0.02605:30 - 06:00

1 22270 0.018 1 22270 0.022 1 22270 0.04006:00 - 06:30

1 22270 0.040 1 22270 0.040 1 22270 0.08006:30 - 07:00

16 18477 0.038 16 18477 0.039 16 18477 0.07707:00 - 07:30

17 17434 0.070 17 17434 0.032 17 17434 0.10207:30 - 08:00

17 17434 0.059 17 17434 0.023 17 17434 0.08208:00 - 08:30

17 17434 0.067 17 17434 0.032 17 17434 0.09908:30 - 09:00

17 17434 0.049 17 17434 0.036 17 17434 0.08509:00 - 09:30

17 17434 0.036 17 17434 0.035 17 17434 0.07109:30 - 10:00

17 17434 0.037 17 17434 0.037 17 17434 0.07410:00 - 10:30

17 17434 0.039 17 17434 0.033 17 17434 0.07210:30 - 11:00

17 17434 0.033 17 17434 0.032 17 17434 0.06511:00 - 11:30

17 17434 0.036 17 17434 0.035 17 17434 0.07111:30 - 12:00

17 17434 0.043 17 17434 0.041 17 17434 0.08412:00 - 12:30

17 17434 0.038 17 17434 0.039 17 17434 0.07712:30 - 13:00

17 17434 0.053 17 17434 0.048 17 17434 0.10113:00 - 13:30

17 17434 0.070 17 17434 0.049 17 17434 0.11913:30 - 14:00

17 17434 0.055 17 17434 0.067 17 17434 0.12214:00 - 14:30

17 17434 0.057 17 17434 0.062 17 17434 0.11914:30 - 15:00

17 17434 0.041 17 17434 0.071 17 17434 0.11215:00 - 15:30

17 17434 0.046 17 17434 0.051 17 17434 0.09715:30 - 16:00

17 17434 0.040 17 17434 0.059 17 17434 0.09916:00 - 16:30

17 17434 0.031 17 17434 0.057 17 17434 0.08816:30 - 17:00

17 17434 0.023 17 17434 0.057 17 17434 0.08017:00 - 17:30

17 17434 0.024 17 17434 0.065 17 17434 0.08917:30 - 18:00

17 17434 0.019 17 17434 0.044 17 17434 0.06318:00 - 18:30

17 17434 0.009 17 17434 0.026 17 17434 0.03518:30 - 19:00

1 22270 0.027 1 22270 0.013 1 22270 0.04019:00 - 19:30

1 22270 0.009 1 22270 0.018 1 22270 0.02719:30 - 20:00

1 22270 0.004 1 22270 0.018 1 22270 0.02220:00 - 20:30

1 22270 0.009 1 22270 0.013 1 22270 0.02220:30 - 21:00

1 22270 0.018 1 22270 0.009 1 22270 0.02721:00 - 21:30

1 22270 0.013 1 22270 0.009 1 22270 0.02221:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   1.168   1.252   2.420
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

TAXIS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.000 17 17434 0.000 17 17434 0.00007:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.000 17 17434 0.000 17 17434 0.00008:30 - 09:00

17 17434 0.000 17 17434 0.000 17 17434 0.00009:00 - 09:30

17 17434 0.000 17 17434 0.000 17 17434 0.00009:30 - 10:00

17 17434 0.000 17 17434 0.000 17 17434 0.00010:00 - 10:30

17 17434 0.000 17 17434 0.000 17 17434 0.00010:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.000 17 17434 0.00011:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.000 17 17434 0.000 17 17434 0.00012:30 - 13:00

17 17434 0.000 17 17434 0.000 17 17434 0.00013:00 - 13:30

17 17434 0.000 17 17434 0.000 17 17434 0.00013:30 - 14:00

17 17434 0.000 17 17434 0.000 17 17434 0.00014:00 - 14:30

17 17434 0.000 17 17434 0.000 17 17434 0.00014:30 - 15:00

17 17434 0.000 17 17434 0.000 17 17434 0.00015:00 - 15:30

17 17434 0.000 17 17434 0.000 17 17434 0.00015:30 - 16:00

17 17434 0.000 17 17434 0.000 17 17434 0.00016:00 - 16:30

17 17434 0.000 17 17434 0.000 17 17434 0.00016:30 - 17:00

17 17434 0.000 17 17434 0.000 17 17434 0.00017:00 - 17:30

17 17434 0.000 17 17434 0.000 17 17434 0.00017:30 - 18:00

17 17434 0.000 17 17434 0.000 17 17434 0.00018:00 - 18:30

17 17434 0.000 17 17434 0.000 17 17434 0.00018:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.000   0.000   0.000
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.009 1 22270 0.018 1 22270 0.02705:00 - 05:30

1 22270 0.004 1 22270 0.022 1 22270 0.02605:30 - 06:00

1 22270 0.009 1 22270 0.022 1 22270 0.03106:00 - 06:30

1 22270 0.018 1 22270 0.040 1 22270 0.05806:30 - 07:00

16 18477 0.007 16 18477 0.009 16 18477 0.01607:00 - 07:30

17 17434 0.012 17 17434 0.012 17 17434 0.02407:30 - 08:00

17 17434 0.012 17 17434 0.010 17 17434 0.02208:00 - 08:30

17 17434 0.013 17 17434 0.013 17 17434 0.02608:30 - 09:00

17 17434 0.013 17 17434 0.016 17 17434 0.02909:00 - 09:30

17 17434 0.007 17 17434 0.014 17 17434 0.02109:30 - 10:00

17 17434 0.013 17 17434 0.012 17 17434 0.02510:00 - 10:30

17 17434 0.015 17 17434 0.012 17 17434 0.02710:30 - 11:00

17 17434 0.014 17 17434 0.013 17 17434 0.02711:00 - 11:30

17 17434 0.013 17 17434 0.014 17 17434 0.02711:30 - 12:00

17 17434 0.013 17 17434 0.009 17 17434 0.02212:00 - 12:30

17 17434 0.010 17 17434 0.010 17 17434 0.02012:30 - 13:00

17 17434 0.012 17 17434 0.009 17 17434 0.02113:00 - 13:30

17 17434 0.016 17 17434 0.009 17 17434 0.02513:30 - 14:00

17 17434 0.017 17 17434 0.013 17 17434 0.03014:00 - 14:30

17 17434 0.013 17 17434 0.010 17 17434 0.02314:30 - 15:00

17 17434 0.013 17 17434 0.013 17 17434 0.02615:00 - 15:30

17 17434 0.015 17 17434 0.010 17 17434 0.02515:30 - 16:00

17 17434 0.015 17 17434 0.011 17 17434 0.02616:00 - 16:30

17 17434 0.012 17 17434 0.009 17 17434 0.02116:30 - 17:00

17 17434 0.009 17 17434 0.007 17 17434 0.01617:00 - 17:30

17 17434 0.008 17 17434 0.010 17 17434 0.01817:30 - 18:00

17 17434 0.006 17 17434 0.007 17 17434 0.01318:00 - 18:30

17 17434 0.004 17 17434 0.007 17 17434 0.01118:30 - 19:00

1 22270 0.013 1 22270 0.013 1 22270 0.02619:00 - 19:30

1 22270 0.004 1 22270 0.009 1 22270 0.01319:30 - 20:00

1 22270 0.004 1 22270 0.018 1 22270 0.02220:00 - 20:30

1 22270 0.009 1 22270 0.009 1 22270 0.01820:30 - 21:00

1 22270 0.013 1 22270 0.004 1 22270 0.01721:00 - 21:30

1 22270 0.013 1 22270 0.000 1 22270 0.01321:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.378   0.414   0.792
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.000 17 17434 0.000 17 17434 0.00007:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.000 17 17434 0.000 17 17434 0.00008:30 - 09:00

17 17434 0.000 17 17434 0.000 17 17434 0.00009:00 - 09:30

17 17434 0.000 17 17434 0.000 17 17434 0.00009:30 - 10:00

17 17434 0.000 17 17434 0.000 17 17434 0.00010:00 - 10:30

17 17434 0.000 17 17434 0.000 17 17434 0.00010:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.000 17 17434 0.00011:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.000 17 17434 0.000 17 17434 0.00012:30 - 13:00

17 17434 0.000 17 17434 0.000 17 17434 0.00013:00 - 13:30

17 17434 0.000 17 17434 0.000 17 17434 0.00013:30 - 14:00

17 17434 0.000 17 17434 0.000 17 17434 0.00014:00 - 14:30

17 17434 0.000 17 17434 0.000 17 17434 0.00014:30 - 15:00

17 17434 0.000 17 17434 0.000 17 17434 0.00015:00 - 15:30

17 17434 0.000 17 17434 0.000 17 17434 0.00015:30 - 16:00

17 17434 0.000 17 17434 0.000 17 17434 0.00016:00 - 16:30

17 17434 0.000 17 17434 0.000 17 17434 0.00016:30 - 17:00

17 17434 0.000 17 17434 0.000 17 17434 0.00017:00 - 17:30

17 17434 0.000 17 17434 0.000 17 17434 0.00017:30 - 18:00

17 17434 0.000 17 17434 0.000 17 17434 0.00018:00 - 18:30

17 17434 0.000 17 17434 0.000 17 17434 0.00018:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.000   0.000   0.000
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.003 17 17434 0.000 17 17434 0.00307:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.003 17 17434 0.000 17 17434 0.00308:30 - 09:00

17 17434 0.001 17 17434 0.000 17 17434 0.00109:00 - 09:30

17 17434 0.001 17 17434 0.000 17 17434 0.00109:30 - 10:00

17 17434 0.000 17 17434 0.001 17 17434 0.00110:00 - 10:30

17 17434 0.001 17 17434 0.001 17 17434 0.00210:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.002 17 17434 0.00211:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.001 17 17434 0.001 17 17434 0.00212:30 - 13:00

17 17434 0.003 17 17434 0.001 17 17434 0.00413:00 - 13:30

17 17434 0.004 17 17434 0.006 17 17434 0.01013:30 - 14:00

17 17434 0.001 17 17434 0.005 17 17434 0.00614:00 - 14:30

17 17434 0.001 17 17434 0.001 17 17434 0.00214:30 - 15:00

17 17434 0.001 17 17434 0.003 17 17434 0.00415:00 - 15:30

17 17434 0.001 17 17434 0.002 17 17434 0.00315:30 - 16:00

17 17434 0.000 17 17434 0.002 17 17434 0.00216:00 - 16:30

17 17434 0.000 17 17434 0.001 17 17434 0.00116:30 - 17:00

17 17434 0.000 17 17434 0.003 17 17434 0.00317:00 - 17:30

17 17434 0.000 17 17434 0.003 17 17434 0.00317:30 - 18:00

17 17434 0.000 17 17434 0.002 17 17434 0.00218:00 - 18:30

17 17434 0.001 17 17434 0.001 17 17434 0.00218:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.022   0.035   0.057
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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1 
 

1 Introduction 

 Commission 

Fore Consulting Limited (Fore) has been commissioned by Clayton West Development 

Company Limited (CWDCL) to prepare a Transport and Access Appraisal for the land 

adjacent to Wakefield Road in Clayton West, Kirklees, West Yorkshire.  The site location is 

shown in figure 1. 

The site has been identified by Kirklees Metropolitan Borough Council (KC) as appropriate 

for employment uses to meet the Borough’s economic needs and is allocated in part within 

the emerging Local Plan. This report reviews the opportunities and constraints associated 

with the site’s potential future development. It provides conclusions on its appropriateness 

with regards to matters of highway capacity, site accessibility and access.   

 Purpose of this Report 

This Transport and Access Appraisal supports Representations made by Quod on behalf of 

CWDCL in response to KC’s consultation on the publication draft of the Kirklees Local Plan 

(November 2016) (the draft Local Plan). 

The Council is proposing to allocate 16.79ha of the CWDCL Land for employment 

development in the draft Local Plan (Policy E2333a). 

CWDCL support KC’s intention to allocate land to accommodate up to 52,115 sq m of 

employment floorspace and this Transport and Access Appraisal demonstrates that the 

proposed development can be safely accessed, and that there are no transport or highway 

reasons to prevent allocation of the site for development in the emerging Local Plan. 

 Structure of this Report 

This report is structured as follows: 

 Chapter 2 describes the site, its current land use and access arrangements. It also 

examines the existing transport network, including the highway network, public 

transport provision, and pedestrian facilities.  

 Chapter 3 presents a summary of the national and local planning and transport policy 

context for the site. 

 Chapter 4 presents an outline of the proposed development and describes how the 

development can be accessed. 



Clayton West Development Company Limited 

Site at Clayton West, Kirklees – Transport and Access Appraisal 

15 December 2016 ▪ Version 2.2 ▪ Issue  

 
 

2 
 

 Chapter 5 provides some initial estimates of the likely traffic generation and mode 

share associated with the development proposals, and considers the potential impact 

on the adjacent road network. 

 Chapter 6 presents a summary and the conclusions to the report.  
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2 Existing Situation 

 Site Location 

The site is located on the north-eastern side of Clayton West village, which itself is located 

approximately 8 miles south west of Wakefield, between Huddersfield and Barnsley.  It is 

currently in use as agricultural land.  

The A636 Wakefield Road bisects the site, with the extents bound by the River Dearne to 

the south, Kiln Lane to the west and Gilcar Farm to the north east.  

The location of the site is shown on Figure 1. 

 Pedestrian Access 

With the majority of Clayton West village within a 2.0km walking distance, there are a 

number of opportunities to undertake various sustainable journeys within the local area on 

foot.  Although walking distances vary between individuals and circumstances, distances 

typically used to describe desirable, acceptable and preferred maximum walks are 0.5km, 

1.0km and 2.0km, respectively1.   

Figure 2 demonstrates isochrones for these walk distance thresholds from the geographic 

centre of the site, assuming only paved roads and footpaths are used. Schools, local shops, 

bus stops and a number of employment zones lie within a walking distance of 2.0km.  

The Kirklees Way is a public right of way running from north to south along the eastern 

boundary of the site.  The northern part of the site is traversed by a public footpath from 

north to south. The southern part of the site has a footpath connecting Wakefield Road 

with the Kirklees Way, the Dearne Way and the Clayton West Circular Walk.  These 

footpaths form part of a wider network. They offer excellent opportunities for recreational 

walking although they are probably less suitable for offering year-round connections to 

local facilities.  Figure 2 shows the public footpath network in the vicinity of the site.  

 Public Transport 

2.3.1 Bus Services 

Figure 3 shows bus stops and bus services within a 400m (5 minute) walk of the site centre. 

The closest bus stops are located on Wakefield Road approximately 130m from the south 

western corner of the site. A summary of the bus services available at these stops is shown 

                                                
1 Ref. section 3.32, Guidelines for Providing Journeys on Foot, Chartered Institution of Highways and Transportation, 2000. 



Clayton West Development Company Limited 

Site at Clayton West, Kirklees – Transport and Access Appraisal 

15 December 2016 ▪ Version 2.2 ▪ Issue  

 
 

4 
 

in Table 1.  Other bus services to Huddersfield, Barnsley and Wakefield are available from 

bus stops on Long Lane approximately 800m from the site centre.  

Table 1: Bus Services, Destinations and Frequencies 

Service Operator Destinations Served 

Approximate Frequency (mins) 

Mon – Sat 
Daytime 

Sundays / 
Evenings 

435/436 
/437 

Yorkshire 
Tiger 

Holmfirth – New Mill – Denby Dale – 
Scissett - Wakefield 

60-120 - 

Note: Services correct as at 6 January 2016  

2.3.2 Rail Services 

Denby Dale station is the nearest railway station to the site. It lies on the Penistone Line 

9.5 miles (15 km) south east of Huddersfield and is operated by Northern Rail. On Monday 

to Saturday, trains operate hourly towards Huddersfield and Sheffield and two-hourly in 

each direction on Sundays.  

Clayton West is also the terminus of the Kirklees Light Railway.  The Light Railway is 

principally a local tourist and leisure attraction and therefore does not contribute to the 

public transport accessibility of the site.  

 Highway Network 

The site lies adjacent to the A636 Wakefield Road, which runs from north east to south 

west through the middle of Clayton West village, and forms part of the strategic road 

network between Wakefield, Huddersfield and Barnsley. The road is a single carriageway, 

with 30 and 40 mph speed limits in operation through the village centre.   

As Wakefield Road passes through the north-western part of the site, it is subject to the 

national speed limit. A 40 mph speed limit is in operation through the south-eastern part 

of the site. The change in speed limit applies from a point approximately 150m north east 

of the south-western corner of the site.  In the vicinity of the site, Wakefield Road has a 

carriageway width of approximately 7.3m plus a 2.0m footway on the northern side only. 

There is no street lighting or dropped kerbs. There is an opportunity to improve provision 

by creating a footway on the southern side of Wakefield Road within land controlled by the 

promoters, together with opportunities for street lighting and crossing facilities where 

required, including dropped kerbs at junctions. 

As Wakefield Road continues southeast towards the village, there is street lighting and 

footways on both sides of the carriageway.  At junctions to the residential and 

employment areas, there are right turn lanes and dropped kerb crossing points to assist 

people with limited mobility. Photographs 1 and 2 show the site surroundings.   
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Photograph 1: Wakefield Road looking northeast through the site 

 
 
 
Photograph 2: Wakefield Road adjacent to the site looking southwest 
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Photograph 3: Wakefield Road looking northeast through the site 

 
 
 
Photograph 4: Wakefield Road looking northeast towards the site from the start of Clayton West village 
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3 Transport and Planning Policy 

 Introduction 

Kirklees Council is producing a new style Local Plan covering its administrative area and 

are currently consulting on an initial Draft Local Plan. 

The subject site has been identified by the Council as appropriate for employment 

development to meet the Borough’s economic needs and as such is proposed in a large part 

to be removed from the Green Belt (under draft Policy E2333). 

This section considers the transport related policies contained in the emerging Local Plan, 

existing Development Plan and National Policy Guidance. 

 National Policy  

The National Planning Policy Framework (NPPF) was published by the Department for 

Communities and Local Government (DCLG) in March 2012. NPPF provides the national 

planning policy for England, and replaced the former Planning Policy Guidance (PPG) and 

Planning Policy Statement (PPS) notes. NPPF states that the role of the planning system is 

to seek to contribute to achieving sustainable development, and in doing so should 

therefore performs three roles:  

 An economic role, by building a strong, responsive and competitive economy.  

 A social role, by supporting strong, vibrant and healthy communities.  

 An environmental role, by protecting and enhancing the natural, built and historic 

environment.  

The NPPF sets out a presumption in favour of sustainable development. This effectively 

means that development proposals that accord with the development plan should be 

approved without delay. Where the development plan is out-of-date, silent or absent, 

proposals should be approved unless the adverse impacts would significantly, and 

demonstrably, outweigh the benefits when assessed against the NPPF, or specific policies 

in the NPPF indicate development should be restricted (for example, if the site is subject 

to certain environmental designations).  

The NPPF sets out twelve core land-use planning principles that should be taken into 

account when making planning decisions, including: 
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“planning should… actively manage patterns of growth to make fullest possible use of 

public transport, walking and cycling, and focus significant development in locations 

which are or can be made sustainable” 

In particular, Paragraph 32 of the NPPF states that: 

“All developments that generate significant amounts of movement should be supported 

by a Transport Statement or Transport Assessment.  Plans and decisions should take 

account of whether: 

 The opportunities for sustainable transport modes have been taken up depending 

on the nature and location of the site, to reduce the need for major transport 

infrastructure; 

 Safe and suitable access to the site can be achieved for all people; and, 

 Improvements can be undertaken within the transport network that cost effectively 

limit the significant impacts of the development. Development should only be 

prevented or refused on transport grounds where the residual cumulative impacts 

of the development are severe.” 

 Local Policy  

A report was submitted to the full Kirklees Council meeting in October 2013 to consider 

the withdrawal of the Kirklees LDF Core Strategy and the preparation of revised proposals. 

The decisions taken at the meeting were that the Core Strategy be withdrawn and that a 

revised Core Strategy will be prepared for examination in due course.   

The Council is now working through the development of a new Local Plan.  A vision 

document entitled ‘Kirklees the place to grow – Shaping our Local Plan’ was published in 

late 2014. It sets out Council ambitions for Kirklees’ future and the principles on which the 

Local Plan will be developed. It identifies Clayton West as an “industrial corridor” and 

notes that the Dearne Valley has “relatively good access to [the] M1”.  

3.3.1 Consultation Draft Local Plan 

KC are currently consulting on their new Draft Local Plan (DLP). The site has been 

identified for employment development under draft Policy E2333. The draft Local Plan 

notes the following highways-related constraints associated with the site: 

 2.4m x 215m visibility splays required (60mph speed limit) 

 Footway on site frontage required 
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The DLP proposes the following policies relating to transport and access: 

 Policy DLP 20, which states that new development will be located to ensure that the 

need to travel is reduce and that essential travel needs can be met by forms of 

sustainable transport other than the private car. Proposals should include measures 

to encourage the use of sustainable travel and Travel Plans will be required. 

 Policy DLP 21, highways and access, which states that proposals shall demonstrate 

how the development can be accessed effectively and safely by all users, subject to 

the following hierarchy: pedestrians, cyclists, public transport, private vehicles. 

Proposals should be accompanied by a Transport Assessment.  

 Policy DLP 22, which sets out the principles for providing parking, including facilities 

for people with disabilities and cyclists. Parking levels will be determined by the 

availability of public transport, the location and accessibility of the site, car 

ownership levels and the type and mix of uses proposed. To provide greater 

flexibility (compared with current policies), there is a notable move away from rigid 

parking standards for each type of land use. 

 Policy DLP 23, which relates to core road and bus routes and states that proposals 

will need to have access to the appropriate category of road to ensure that traffic 

can be accommodated safely and conveniently. Improvements to the highway 

network will be used to manage traffic effectively, relieve congestion and give 

priority to pedestrians, cyclists and buses.  

 Policy DLP 24, which relates to the core walking and cycling network and states that 

new development should integrate into existing and proposed routes. 

3.3.2 Unitary Development Plan 

A number of policies have been saved from the Unitary Development Plan (UDP) adopted 

by the Council in 1999 and are of some relevance, although only limited weight can be 

given to the UDP polices where they are not consistent with the NPPF.   

Relevant saved policies on transport and access from the UDP are as follows:  

 Policy T1, which states that priority will be given to encouraging modal shift away 

from travel by private car, specifically be locating new development where it can be 

served by public transport.   

 Policy T10, which states that new development will not normally be permitted if it 

will create or materially add to existing highway safety or environmental problems.  

Furthermore, development would not be permitted if it generates a significant 
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number of journeys and cannot be served adequately by the existing highway 

network and by public transport.   

 Policy T16, indicating that new development should make provision for safe and 

convenient pedestrian routes between homes, employment, community facilities and 

public transport.   

 Policy T17, which states that new development should adequately cater for the 

needs of cyclists, by means of appropriate routes and parking facilities.   

 Policy T19, which states that off-street parking in new developments will be in 

accordance with the standards set out in Appendix 2 of the UDP.  The relevant cycle 

and car parking standards are set out in Tables 2 and 3. Parking will be provided in 

accordance with these standards.   

Table 2: Cycle Parking Standards 

Use Minimum Cycle Parking Standard 

B1: Business 1 space per 300sqm 

B2: Industry 1 space per 500sqm 

B8: Storage & 
Distribution 

1 space per 2000sqm 

 
Table 3: Maximum Parking Standards for other Single Use Developments 

Use Maximum Car Parking Standard 

B1: Business  
Offices in locations with poor public transport accessibility – 1 space per 

20sqm, Light industry – see class B2 

B2: Industry 
In locations with poor public transport accessibility  - 1 space per 40sqm, 

Service vehicle parking – 1 space per 500sqm 

B8: Storage & 
Distribution 

1 space per 150sqm plus provision in accordance with class B1 for any office 
accommodation. Service vehicle parking – 1 space per 500sqm 

 
 

3.3.3 West Yorkshire Local Transport Plan 3 (2011-26) 

The West Yorkshire Local Transport Plan 3 (LTP3) is the statutory transport policy plan for 

the West Yorkshire area and sets out the overall vision and objectives for the period 2011-

2026.  The LTP’s vision for this 15 year period is as follows: 

“Working together to ensure that West Yorkshire’s transport system connects people 

and places in ways that support the economy, the environment and quality of life.” 

Moreover this vision is underpinned by the following three guiding principles: 
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 Economy – To improve connectivity to support economic activity and growth in West 

Yorkshire and the Leeds City Region; 

 Low carbon – To make substantial progress towards a low carbon, sustainable transport 

system for West Yorkshire, while recognising transport’s contribution to national 

carbon reduction plans: and  

 Quality of Life – To enhance the quality of life for people living in, working in and 

visiting West Yorkshire. 

3.3.4 Single Transport Plan  

LTP3 is due to be replaced by the emerging Single Transport Plan (STP) (2016-2036) in April 

2016.  The document reflects the aspirations set out in the Leeds City Region Strategic 

Economic Plan (SEP) to achieve economic goals for the West Yorkshire Region.  There are 5 

core principles to the STP, as follows: 

 “One System – High Speed Ready – the ambition for a metro-style public transport 

network that integrates all transport modes including High Speed Rail into one 

system that is easily understood, easy to access by a range of options and offers 

quick connections within a set of journey time targets. 

 

 Place Shaping – the ambition to make our towns and neighbourhoods more 

attractive places to live and work, with emphasis on improving road safety, air 

quality, the health of residents and the image of places. 

 

 Smart futures – the ambition to exploit technology to improve the customer 

experience and assist effective management of the transport system. 

 

 Inclusion – the ambition to offer a high level of access by public transport in urban 

areas and increase accessibility to rural areas. Collaboratively working with public 

and private operators of vehicles making the most efficient joined up use of 

vehicles and providing wider range of transport options linked to local transport 

hubs. 

 

 Asset Management – ambition to manage all of the transport system – roads, 

bridges, street lights, public transport stations and shelters, footways and cycle 

routes in a way that offers value for money and meets the needs of users.” 
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 Summary 

It is considered that the proposed development will operate in a manner in keeping with 

the local, regional and national policy objectives. The site is suitably located adjacent to 

an existing built up area, with relatively good access to the Strategic Road Network at the 

M1. It has good quality access to local services in Clayton West village centre. It is directly 

accessible from the existing highway network and bisected by existing public transport 

services, which run along the A636 Wakefield Road.  Additional development on the route 

of these services will increase patronage and enhance viability. Provision will be made for 

pedestrians and cyclists within the development and there are opportunities to enhance 

the existing pedestrian environment, for example by providing additional footways and 

street lighting on Wakefield Road. Car and cycle parking will be provided in accordance 

with policy. Travel Planning measures will be introduced to encourage the use of 

sustainable forms of transport and limit the impact of vehicular trips generated by the 

proposed development. 
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4 Development Proposals 

 The Development 

It is proposed that the site is developed for a range of industrial and warehousing uses, and 

could accommodate in the order of 55,000 sqm gross floor area (GFA). An indicative 

breakdown of this floor area by use class, appropriate to an industrial estate of this scale 

in this location, is provided below and has been used to assess the potential likely impact 

of the site’s development on local highway capacity:  

 10% B1 Office.  

 60% B2 Industry.  

 30% B8 Storage and Distribution.  

Access to the site would be from Wakefield Road.   

 Pedestrian and Cycle Access 

It is intended that the number of access points to the development for pedestrians and 

cyclists is maximised to ensure convenient links to the external walking and cycling 

networks, and to encourage local journeys to be undertaken on foot or by cycle.   

All roads within the site will have footways on both sides and existing rights of way across 

the site will be maintained. Similarly footways and safe crossing points will be provided on 

Wakefield Road, enhancing the existing pedestrian environment, and addressing the DLP 

site constraints.  Within the site a network of connections could be provided for pedestrian 

and cyclists to offer a choice of connected routes to site occupants and allow flexibility for 

future uses.   

Street lighting will be provided throughout the development to enhance safety and 

personal security at night.  Junctions will feature dropped kerbs and appropriate 

pedestrian and cycle crossing facilities.   

 Public Transport 

Regular bus services already pass along Wakefield Road with the nearest bus stop some 

150m from the site’s south-western corner. To enhance public transport accessibility for 

employees, particularly in the eastern part of the site, it would be necessary to provide 

new high quality bus stops at a safe and convenient location along the site frontage. This 
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would reduce the approximate walking distance between the centre of the site and the 

nearest bus stop to less than 250m. 

 Vehicle Access 

The promoter controls the entire site frontage of Wakefield Road on both the north and 

south sides of the road. A range of vehicular access options are therefore feasible, 

depending on development plot sizes, access and phasing requirements.   

One option to provide access to both the northern and southern plots from Wakefield Road 

would be the construction of a new four-arm roundabout.  A new roundabout in this 

location is feasible and would potentially reduce traffic speeds on the approach to Clayton 

West as well as providing an eastern gateway to the village.  Speed limit zones may need 

to be adjusted depending on the junction location, to reduce the speed limit along the site 

frontage from 60mph, which would potentially reduce the visibility requirements stated in 

the DLP site constraints.   

To demonstrate the feasibility of a roundabout, an indicative layout is shown on Drawing 

3248/SK001/001, which is appended to this report.  All necessary works would be 

contained within the curtilage of the site and the adopted public highway. No third party 

land would be required. A detailed design proposal can be delivered that is fully in 

accordance with requirements of the Design Manual for Roads and Bridges and local 

highway design documentation.  

There is also the opportunity to access the development plots via new major-minor priority 

junctions, which can be constructed to the necessary geometric standards and will 

accommodate the movements of development traffic, including HGVs.  The major-minor 

priority junctions will either complement the proposed roundabout to form additional 

junctions into the site from Wakefield Road, or would provide the primary means of access 

to the site.  There is scope to provide priority junctions entirely within the curtilage of the 

site and the adopted public highway.  Drawing 3248/SK001/002 shows an indicative layout 

and assumes for junction visibility purposes that the speed limit along the site frontage 

would be reduced to 40mph. 

The precise locations and detailed designs of any junctions would be determined later on 

in the design and planning process.  Vehicular access arrangements would accommodate 

refuse and emergency vehicles along with vehicles required for servicing the commercial 

units. The access roads within the site will allow large vehicles to manoeuvre without 

impacting on the safety of other road users, including pedestrians and cyclists.  

 

 



Clayton West Development Company Limited 

Site at Clayton West, Kirklees – Transport and Access Appraisal 

15 December 2016 ▪ Version 2.2 ▪ Issue  

 
 

15 
 

 Parking 

On-site car, service vehicle and cycle parking will be provided in accordance with local KC 

guidance.  5% of car parking spaces will be suitable for people with disabilities. Cycle 

parking will be a mixture of short-term spaces for visitors and secure, sheltered long-term 

spaces for commuter cyclists.   

 Travel Plan 

Based on current guidance, a Travel Plan will be required as part of the planning process. 

The coverage and detail of the Travel Plan will reflect the size and nature of the proposed 

development. Implementation of the Travel Planning will encourage trips to the 

development to be made by sustainable (non-car) modes of transport where possible, 

thereby limiting the impact of the development on the local highway network.  
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5 Trip Generation and Mode Share  

 Traffic Generation 

Traffic generation associated with the development proposals has been estimated based on 

an employment development of 55,000 sqm. Average vehicular trip rates have been taken 

from the TRICS database, following interrogation for sites based on the criteria identified 

in Table 4. 

Table 4: TRICS Search Criteria 

Proposed Land Use TRICS Land Use TRICS Category  Location 

B1 Office  02 - Employment B – Business Park 
Edge of Town 
Suburban Area 

B2 Industry 02 - Employment D – Industrial Estate 
Edge of Town 
Suburban Area 

B8 Storage and 
Distribution 

02 - Employment 
F – Warehousing 

(commercial) 
Edge of Town 
Suburban Area 

 
The resulting outputs from the TRICS database are attached as Appendix A.   

Weekday AM and weekday PM peak hours have been considered as these scenarios 

represent the maximum traffic impact expected on the highway network. Average 

vehicular trip rates are summarised in Table 5, below. 

Table 5: Average Weekday Vehicular Trip Rates 

Land Use 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrivals Departures Arrivals Departures 

B1 Office  1.404 0.249 0.194 1.162 

B2 Industry 0.425 0.612 0.106 0.482 

B8 Storage and Distribution 0.126 0.055 0.047 0.122 

 
The estimated vehicular traffic generation for the weekday AM and PM peak hours has 

been calculated by applying the trip rates in Table 5, to the proposed GFA. The results are 

summarised in Table 6. 
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Table 6: Weekday Vehicular Traffic Generation 

Land Use Sqm 
AM Peak (08:00-09:00) PM Peak (17:00-18:00) 

Arrivals Departures Arrivals Departures 

B1 Office  5,500 77 14 11 64 

B2 Industry 33,000 140 202 35 159 

B8 Storage and 
Distribution 

16,500 21 9 8 20 

Total 55,000 238 225 53 243 

 

 Mode Share 

2011 Census data (‘Method of Travel to Work for Daytime Population’) has been used to 

estimate the likely mode share of journeys from the development.  Data from Middle Super 

Output Areas (MSOA) Kirklees 054 and 057 has been obtained to represent the likely travel 

characteristics of employees of the site, based on the existing accessibility of the site by 

public transport and the highway network.   

The mode share from this data is summarised in Table 7. Journeys by ‘underground, metro, 

light rail or tram’ are excluded due to an absence of relevant facilities in the vicinity of 

the site. ‘Works mainly at or from home,’ ‘not in employment’ and ‘other method of travel 

to work’ are also excluded.   

Table 7: Mode Share 

Mode Mode Share (% of journeys by mode) 

Train 1% 

Bus, minibus or coach 5% 

Taxi 0% 

Motorcycle, scooter or moped 0% 

Driving a car or van 73% 

Passenger in a car or van 7% 

Bicycle 1% 

On foot 12% 

Total 100% 
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 Trip Generation by Mode 

Considering the mode share set out in Table 7, and the traffic generation presented in 

Table 5, the trip generation by each mode has been estimated. This is set out in Table 8. 

Table 8: Trip Generation by Mode 

Mode 
AM Peak (08:00-09:00) PM Peak (16:00-17:00) 

Arrivals Departures Arrivals Departures 

Train 3 3 1 3 

Bus, minibus or coach 16 15 3 16 

Taxi 2 1 0 2 

Motorcycle, scooter or moped 2 1 0 2 

Driving a car or van 238 225 53 243 

Passenger in a car or van 24 23 5 25 

Bicycle 2 2 1 2 

On foot 38 36 9 39 

Total 325 306 73 331 

 
 Impact of the Development Traffic Flows 

The likely traffic generation associated with the development proposals has been 

considered for the weekday AM and PM peak hours. These hours represent the maximum 

traffic impact expected on the highway network from the proposed development.   

The traffic flows associated with the development proposals can be seen in Table 6, 

indicating that the maximum two-way vehicle flow is predicted to be 463 and 296 during 

the weekday AM and PM peak hours, respectively.  On this basis there may be impacts on 

the operation of the local road network.  This would be fully assessed within a Transport 

Assessment to be submitted with a future planning application for the development. The 

scope and methodology for this work will be discussed and agreed with Kirklees Council.  

This would include detailed assignment of vehicle trips to the network to identify the 

locations most likely to be affected.  Capacity assessments are likely to be required for key 

local junctions e.g. major-minor priority junctions in Clayton West and the A636/A637 

roundabout to the north of the site.   

Whilst future mitigation may be required to improve safety and/or capacity at local 

junctions, it is considered likely that the proposals will be able to be safely accommodated 

by the local road network.   
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6 Summary and Conclusions 

This Transport Appraisal has been prepared to support the promotion of land adjacent to 

Wakefield Road, Clayton West for allocation in Kirklees Local Plan for development and 

removal from the Green Belt.  At this stage the most likely development proposal would be 

employment-led with the indicative concept masterplan comprising 55,000 sqm of floor 

space of employment uses.   

This report has examined the existing transport network in the vicinity of the site, 

considered relevant national and local transport planning policy, outlined the development 

proposals and then considered the resulting impact on the transport network.   

Based on the assessments undertaken, it is considered that the proposed development can 

be safely accessed, and that there are no transport or highway reasons to prevent 

allocation of the site for development in the Local Plan. In particular:   

 The proposals accord with both national and local transport policy. Staff and visitors 

to the proposed development would be able to access local facilities and utilise 

existing bus services.   

 The site is located within a reasonable walking distance of existing local amenities and 

bus stops, providing public transport links to Huddersfield and Wakefield centres along 

with other regional facilities.   

 Safe and satisfactory vehicular access can be provided, the design of which accords 

with the relevant design standards and is within land under the control of the 

landowner or is adopted highway.  The promoter controls the entire site frontage of 

Wakefield Road on both the north and south sides of the road and a range of vehicular 

access options are therefore feasible, depending on development plot sizes and access 

requirements.   

 Consideration has been given to the formation of a new four-arm roundabout from 

Wakefield Road, and/or the provision of major-minor priority junctions to the 

necessary geometric standards for access to the development plots.   

 A new roundabout or junction would provide an eastern gateway to Clayton West 

village and may slow traffic approaching from the east.   

 Vehicular access arrangements would accommodate refuse and emergency vehicles 

along with vehicles required for servicing the commercial units.  

 Additional traffic associated with the development is likely to be accommodated by 

the highway network, and should have no adverse impact on the safe and free flow of 

traffic although some limited mitigation may be needed.   
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 Further assessment of the likely impacts and mitigation, including detailed capacity 

assessments, would be necessary as part of the Transport Assessment to be submitted 

alongside a future planning application for the development.  However, any impacts 

are considered likely to be able to be satisfactorily mitigated.   

Considering all of the above, it is concluded that the allocation of the land for 

development is acceptable and should be supported from a transport perspective. 
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  B - BUSINESS PARK

VEHICLES

Selected regions and areas:

01 GREATER LONDON

HO HOUNSLOW 1 days

02 SOUTH EAST

HC HAMPSHIRE 2 days

HF HERTFORDSHIRE 1 days

03 SOUTH WEST

DC DORSET 1 days

WL WILTSHIRE 1 days

04 EAST ANGLIA

NF NORFOLK 1 days

SF SUFFOLK 1 days

05 EAST MIDLANDS

NT NOTTINGHAMSHIRE 1 days

06 WEST MIDLANDS

SH SHROPSHIRE 1 days

WM WEST MIDLANDS 1 days

WO WORCESTERSHIRE 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

WY WEST YORKSHIRE 2 days

08 NORTH WEST

GM GREATER MANCHESTER 1 days

LC LANCASHIRE 1 days

09 NORTH

TW TYNE & WEAR 3 days

10 WALES

CF CARDIFF 2 days

CP CAERPHILLY 1 days

11 SCOTLAND

EB CITY OF EDINBURGH 1 days

FA FALKIRK 1 days

12 CONNAUGHT

GA GALWAY 1 days

14 LEINSTER

LU LOUTH 1 days

WT WESTMEATH 1 days

15 GREATER DUBLIN

DL DUBLIN 3 days

16 ULSTER (REPUBLIC OF IRELAND)

DN DONEGAL 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Filtering Stage 2 selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 1000 to 121275 (units: sqm)

Range Selected by User: 975 to 121275 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 23/04/14

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 3 days

Tuesday 8 days

Wednesday 6 days

Thursday 6 days

Friday 8 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 31 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are

undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 13

Edge of Town 18

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Industrial Zone 10

Commercial Zone 7

Residential Zone 2

Retail Zone 1

Built-Up Zone 1

High Street 1

No Sub Category 9

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out

of Town, High Street and No Sub Category.

Filtering Stage 3 selection:

Use Class:

   B 1    28 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.
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Filtering Stage 3 selection (Cont.):

Population within 1 mile:

1,001  to 5,000 4 days

5,001  to 10,000 4 days

10,001 to 15,000 8 days

15,001 to 20,000 2 days

20,001 to 25,000 3 days

25,001 to 50,000 8 days

50,001 to 100,000 1 days

101,000 or More 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 3 days

25,001  to 50,000 2 days

50,001  to 75,000 2 days

75,001  to 100,000 1 days

100,001 to 125,000 4 days

125,001 to 250,000 5 days

250,001 to 500,000 8 days

500,001 or More 6 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.5 or Less 2 days

0.6 to 1.0 15 days

1.1 to 1.5 13 days

1.6 to 2.0 1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

Yes 3 days

No 28 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.
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LIST OF SITES relevant to selection parameters

1 CF-02-B-02 BUSINESS/TECH. UNITS CARDIFF

CRICKHOWELL ROAD

ST MELLONS

CARDIFF

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   2 5 8 7 sqm

Survey date: FRIDAY 20/10/06 Survey Type: MANUAL

2 CF-02-B-03 BUSINESS PARK CARDIFF

FORTRAN ROAD

ST MELLONS

C A R D I F F 

Edge of Town

Industrial Zone

Total Gross floor area:   9 5 2 0 sqm

Survey date: MONDAY 18/10/10 Survey Type: MANUAL

3 CP-02-B-01 BUSINESS PARK CAERPHILLY

VAN ROAD

CAERPHILLY

Edge of Town

Commercial Zone

Total Gross floor area:  1 4 4 5 0 sqm

Survey date: TUESDAY 17/07/12 Survey Type: MANUAL

4 DC-02-B-01 BUSINESS PARK DORSET

COMMERCIAL ROAD

POOLE

Suburban Area (PPS6 Out of Centre)

Built-Up Zone

Total Gross floor area:   1 5 7 0 sqm

Survey date: THURSDAY 17/07/08 Survey Type: MANUAL

5 DL-02-B-02 BUSINESS PARK DUBLIN

BURTON HALL AVENUE

L E O P A R D S T O W N 

DUBLIN

Edge of Town

Commercial Zone

Total Gross floor area:   5 9 8 5 sqm

Survey date: WEDNESDAY 12/05/10 Survey Type: MANUAL

6 DL-02-B-03 OFFICE PARK DUBLIN

MAIN STREET 

DUNDRUM

DUBLIN

Suburban Area (PPS6 Out of Centre)

High Street

Total Gross floor area:   2 9 2 0 sqm

Survey date: TUESDAY 11/05/10 Survey Type: MANUAL

7 DL-02-B-04 BUSINESS PARK DUBLIN

TANEY DRIVE

DUNDRUM

DUBLIN

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:  2 0 5 3 0 sqm

Survey date: WEDNESDAY 12/09/12 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 DN-02-B-01 BUSINESS PARK DONEGAL

N56

KNOCKNAMONA

LETTERKENNY

Edge of Town

No Sub Category

Total Gross floor area:   7 9 5 1 sqm

Survey date: WEDNESDAY 30/09/09 Survey Type: MANUAL

9 EB-02-B-03 BUSINESS PARK CITY OF EDINBURGH

LOGIE GREEN ROAD

EDINBURGH

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 6 7 5 sqm

Survey date: TUESDAY 01/05/07 Survey Type: MANUAL

10 FA-02-B-02 BUSINESS PARK FALKIRK

CALLENDAR BOULEVARD

CALLENDAR PARK

FALKIRK

Edge of Town

Commercial Zone

Total Gross floor area:  1 6 0 0 0 sqm

Survey date: FRIDAY 31/05/13 Survey Type: MANUAL

11 GA-02-B-01 BUSINESS PARK GALWAY

WELLPARK ROAD

GALWAY

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  4 6 1 7 5 sqm

Survey date: WEDNESDAY 20/09/06 Survey Type: MANUAL

12 GM-02-B-03 BUSINESS PARK GREATER MANCHESTER

CROSS STREET

SALE

Edge of Town

Industrial Zone

Total Gross floor area:   3 9 8 5 sqm

Survey date: TUESDAY 18/10/11 Survey Type: MANUAL

13 HC-02-B-01 BUSINESS PARK HAMPSHIRE

CROCKFORD LANE

CHINEHAM BUSINESS PARK

BASINGSTOKE

Edge of Town

Commercial Zone

Total Gross floor area: 121275 sqm

Survey date: THURSDAY 22/11/07 Survey Type: MANUAL

14 HC-02-B-02 BUSINESS PARK HAMPSHIRE

WESTERN ROAD

PORTSMOUTH

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:  5 5 0 0 0 sqm

Survey date: FRIDAY 18/10/13 Survey Type: MANUAL

15 HF-02-B-01 BUSINESS PARK HERTFORDSHIRE

ST ALBANS ROAD WEST

HATFIELD

Edge of Town

Commercial Zone

Total Gross floor area:  2 6 0 0 0 sqm

Survey date: MONDAY 07/07/08 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 HO-02-B-02 BUSINESS PARK HOUNSLOW

HANWORTH ROAD

HOUNSLOW

LONDON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:   1 2 0 0 sqm

Survey date: FRIDAY 08/11/13 Survey Type: MANUAL

17 LC-02-B-03 BUSINESS PARK LANCASHIRE

NAVIGATION WAY

PRESTON

Edge of Town

Commercial Zone

Total Gross floor area:   3 4 5 0 sqm

Survey date: TUESDAY 18/10/11 Survey Type: MANUAL

18 LU-02-B-01 BUSINESS PARK LOUTH

N52

DUNDALK

Edge of Town

Commercial Zone

Total Gross floor area:   4 3 2 6 sqm

Survey date: FRIDAY 13/09/13 Survey Type: MANUAL

19 NF-02-B-02 BUSINESS PARK NORFOLK

WHITING ROAD

LONG JOHN'S HILL

NORWICH

Edge of Town

Retail Zone

Total Gross floor area:   7 4 0 0 sqm

Survey date: THURSDAY 17/05/07 Survey Type: MANUAL

20 NT-02-B-01 BUSINESS PARK NOTTINGHAMSHIRE

PARK LANE

NOTTINGHAM

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   2 3 2 1 sqm

Survey date: THURSDAY 17/05/07 Survey Type: MANUAL

21 SF-02-B-01 BUSINESS PK SUFFOLK

KEMPSON WAY

BURY ST EDMUNDS

Edge of Town

Industrial Zone

Total Gross floor area:   2 4 8 0 sqm

Survey date: WEDNESDAY 10/05/06 Survey Type: MANUAL

22 SH-02-B-03 BUSINESS CENTRE SHROPSHIRE

CASTLE STREET

HADLEY

TELFORD

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   1 3 0 0 sqm

Survey date: TUESDAY 16/06/09 Survey Type: MANUAL



 TRICS 7.1.3  050115 B17.03    (C) 2015  JMP Consultants Ltd on behalf of the TRICS Consortium Thursday  15/01/15

 B1 Office Page  7

Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

LIST OF SITES relevant to selection parameters (Cont.)

23 TW-02-B-02 BUSINESS PARK TYNE & WEAR

HIGH FLATWORTH

NORTH SHIELDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 7 1 4 2 sqm

Survey date: FRIDAY 10/10/08 Survey Type: MANUAL

24 TW-02-B-03 BUSINESS PARK TYNE & WEAR

CITY WAY

EAST HERRINGTON

SUNDERLAND

Edge of Town

No Sub Category

Total Gross floor area:  7 7 5 1 3 sqm

Survey date: THURSDAY 09/10/08 Survey Type: MANUAL

25 TW-02-B-04 BUSINESS PARK TYNE & WEAR

KINGFISHER BOULEVARD

LEMINGTON

NEWCASTLE UPON TYNE

Edge of Town

Industrial Zone

Total Gross floor area:  3 8 8 5 3 sqm

Survey date: THURSDAY 11/12/08 Survey Type: MANUAL

26 WL-02-B-01 BUSINESS PK WILTSHIRE

HIGH STREET

COPED HALL

WOOTTON BASSETT

Edge of Town

Residential Zone

Total Gross floor area:   2 6 0 0 sqm

Survey date: MONDAY 02/10/06 Survey Type: MANUAL

27 WM-02-B-01 BUSINESS PARK WEST MIDLANDS

COURTALD WAY

FOLESHILL

COVENTRY

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  3 0 0 4 2 sqm

Survey date: FRIDAY 10/02/06 Survey Type: MANUAL

28 WO-02-B-01 BUSINESS PARK WORCESTERSHIRE

BURNT MEADOW ROAD

MOORS MOAT NTH IND. EST

REDDITCH

Edge of Town

Industrial Zone

Total Gross floor area:   3 5 2 5 sqm

Survey date: TUESDAY 02/05/06 Survey Type: MANUAL

29 WT-02-B-01 BUSINESS/TECH. PARK WESTMEATH

DUBLIN ROAD

GARRYCASTLE

ATHLONE

Edge of Town

No Sub Category

Total Gross floor area:  2 2 1 5 0 sqm

Survey date: TUESDAY 19/06/07 Survey Type: MANUAL

30 WY-02-B-01 BUSINESS PARK WEST YORKSHIRE

ROSEVILLE ROAD

LEEDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   4 0 7 8 sqm

Survey date: FRIDAY 20/09/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

31 WY-02-B-02 BUSINESS PARK WEST YORKSHIRE

ARMITAGE BRIDGE

HUDDERSFIELD

Edge of Town

No Sub Category

Total Gross floor area:   9 2 0 0 sqm

Survey date: WEDNESDAY 23/04/14 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week

and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.159 31 17285 0.040 31 17285 0.19907:00 - 07:30

31 17285 0.411 31 17285 0.081 31 17285 0.49207:30 - 08:00

31 17285 0.602 31 17285 0.113 31 17285 0.71508:00 - 08:30

31 17285 0.802 31 17285 0.136 31 17285 0.93808:30 - 09:00

31 17285 0.484 31 17285 0.121 31 17285 0.60509:00 - 09:30

31 17285 0.273 31 17285 0.121 31 17285 0.39409:30 - 10:00

31 17285 0.165 31 17285 0.111 31 17285 0.27610:00 - 10:30

31 17285 0.120 31 17285 0.110 31 17285 0.23010:30 - 11:00

31 17285 0.124 31 17285 0.117 31 17285 0.24111:00 - 11:30

31 17285 0.149 31 17285 0.145 31 17285 0.29411:30 - 12:00

31 17285 0.149 31 17285 0.268 31 17285 0.41712:00 - 12:30

31 17285 0.215 31 17285 0.238 31 17285 0.45312:30 - 13:00

31 17285 0.238 31 17285 0.261 31 17285 0.49913:00 - 13:30

31 17285 0.247 31 17285 0.175 31 17285 0.42213:30 - 14:00

31 17285 0.151 31 17285 0.179 31 17285 0.33014:00 - 14:30

31 17285 0.135 31 17285 0.158 31 17285 0.29314:30 - 15:00

31 17285 0.124 31 17285 0.197 31 17285 0.32115:00 - 15:30

31 17285 0.126 31 17285 0.202 31 17285 0.32815:30 - 16:00

31 17285 0.119 31 17285 0.331 31 17285 0.45016:00 - 16:30

31 17285 0.133 31 17285 0.440 31 17285 0.57316:30 - 17:00

31 17285 0.103 31 17285 0.671 31 17285 0.77417:00 - 17:30

31 17285 0.091 31 17285 0.491 31 17285 0.58217:30 - 18:00

30 17608 0.062 30 17608 0.289 30 17608 0.35118:00 - 18:30

30 17608 0.051 30 17608 0.146 30 17608 0.19718:30 - 19:00

1 4326 0.023 1 4326 0.092 1 4326 0.11519:00 - 19:30

1 4326 0.069 1 4326 0.069 1 4326 0.13819:30 - 20:00

1 4326 0.092 1 4326 0.116 1 4326 0.20820:00 - 20:30

1 4326 0.046 1 4326 0.092 1 4326 0.13820:30 - 21:00

1 4326 0.069 1 4326 0.416 1 4326 0.48521:00 - 21:30

1 4326 0.000 1 4326 0.578 1 4326 0.57821:30 - 22:00

1 4326 0.000 1 4326 0.046 1 4326 0.04622:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   5.532   6.550  1 2.082

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.003 31 17285 0.003 31 17285 0.00607:00 - 07:30

31 17285 0.003 31 17285 0.005 31 17285 0.00807:30 - 08:00

31 17285 0.007 31 17285 0.005 31 17285 0.01208:00 - 08:30

31 17285 0.007 31 17285 0.006 31 17285 0.01308:30 - 09:00

31 17285 0.007 31 17285 0.007 31 17285 0.01409:00 - 09:30

31 17285 0.007 31 17285 0.008 31 17285 0.01509:30 - 10:00

31 17285 0.007 31 17285 0.008 31 17285 0.01510:00 - 10:30

31 17285 0.005 31 17285 0.006 31 17285 0.01110:30 - 11:00

31 17285 0.005 31 17285 0.006 31 17285 0.01111:00 - 11:30

31 17285 0.005 31 17285 0.006 31 17285 0.01111:30 - 12:00

31 17285 0.004 31 17285 0.005 31 17285 0.00912:00 - 12:30

31 17285 0.005 31 17285 0.004 31 17285 0.00912:30 - 13:00

31 17285 0.005 31 17285 0.006 31 17285 0.01113:00 - 13:30

31 17285 0.004 31 17285 0.006 31 17285 0.01013:30 - 14:00

31 17285 0.003 31 17285 0.004 31 17285 0.00714:00 - 14:30

31 17285 0.007 31 17285 0.005 31 17285 0.01214:30 - 15:00

31 17285 0.004 31 17285 0.007 31 17285 0.01115:00 - 15:30

31 17285 0.002 31 17285 0.004 31 17285 0.00615:30 - 16:00

31 17285 0.003 31 17285 0.004 31 17285 0.00716:00 - 16:30

31 17285 0.002 31 17285 0.003 31 17285 0.00516:30 - 17:00

31 17285 0.001 31 17285 0.001 31 17285 0.00217:00 - 17:30

31 17285 0.001 31 17285 0.002 31 17285 0.00317:30 - 18:00

30 17608 0.000 30 17608 0.001 30 17608 0.00118:00 - 18:30

30 17608 0.001 30 17608 0.000 30 17608 0.00118:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.000 1 4326 0.00021:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.098   0.112   0.210

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.001 31 17285 0.001 31 17285 0.00207:00 - 07:30

31 17285 0.002 31 17285 0.002 31 17285 0.00407:30 - 08:00

31 17285 0.002 31 17285 0.001 31 17285 0.00308:00 - 08:30

31 17285 0.002 31 17285 0.003 31 17285 0.00508:30 - 09:00

31 17285 0.002 31 17285 0.002 31 17285 0.00409:00 - 09:30

31 17285 0.001 31 17285 0.001 31 17285 0.00209:30 - 10:00

31 17285 0.001 31 17285 0.001 31 17285 0.00210:00 - 10:30

31 17285 0.001 31 17285 0.001 31 17285 0.00210:30 - 11:00

31 17285 0.001 31 17285 0.001 31 17285 0.00211:00 - 11:30

31 17285 0.001 31 17285 0.001 31 17285 0.00211:30 - 12:00

31 17285 0.001 31 17285 0.001 31 17285 0.00212:00 - 12:30

31 17285 0.001 31 17285 0.001 31 17285 0.00212:30 - 13:00

31 17285 0.002 31 17285 0.002 31 17285 0.00413:00 - 13:30

31 17285 0.001 31 17285 0.001 31 17285 0.00213:30 - 14:00

31 17285 0.001 31 17285 0.001 31 17285 0.00214:00 - 14:30

31 17285 0.001 31 17285 0.001 31 17285 0.00214:30 - 15:00

31 17285 0.001 31 17285 0.001 31 17285 0.00215:00 - 15:30

31 17285 0.001 31 17285 0.001 31 17285 0.00215:30 - 16:00

31 17285 0.002 31 17285 0.002 31 17285 0.00416:00 - 16:30

31 17285 0.001 31 17285 0.002 31 17285 0.00316:30 - 17:00

31 17285 0.002 31 17285 0.002 31 17285 0.00417:00 - 17:30

31 17285 0.002 31 17285 0.002 31 17285 0.00417:30 - 18:00

30 17608 0.002 30 17608 0.002 30 17608 0.00418:00 - 18:30

30 17608 0.002 30 17608 0.001 30 17608 0.00318:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.000 1 4326 0.00021:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.034   0.034   0.068

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/B - BUSINESS PARK

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

31 17285 0.003 31 17285 0.001 31 17285 0.00407:00 - 07:30

31 17285 0.007 31 17285 0.000 31 17285 0.00707:30 - 08:00

31 17285 0.010 31 17285 0.001 31 17285 0.01108:00 - 08:30

31 17285 0.013 31 17285 0.001 31 17285 0.01408:30 - 09:00

31 17285 0.005 31 17285 0.001 31 17285 0.00609:00 - 09:30

31 17285 0.001 31 17285 0.000 31 17285 0.00109:30 - 10:00

31 17285 0.001 31 17285 0.000 31 17285 0.00110:00 - 10:30

31 17285 0.001 31 17285 0.000 31 17285 0.00110:30 - 11:00

31 17285 0.001 31 17285 0.000 31 17285 0.00111:00 - 11:30

31 17285 0.001 31 17285 0.001 31 17285 0.00211:30 - 12:00

31 17285 0.001 31 17285 0.001 31 17285 0.00212:00 - 12:30

31 17285 0.001 31 17285 0.001 31 17285 0.00212:30 - 13:00

31 17285 0.002 31 17285 0.001 31 17285 0.00313:00 - 13:30

31 17285 0.001 31 17285 0.001 31 17285 0.00213:30 - 14:00

31 17285 0.002 31 17285 0.001 31 17285 0.00314:00 - 14:30

31 17285 0.001 31 17285 0.001 31 17285 0.00214:30 - 15:00

31 17285 0.001 31 17285 0.002 31 17285 0.00315:00 - 15:30

31 17285 0.000 31 17285 0.003 31 17285 0.00315:30 - 16:00

31 17285 0.001 31 17285 0.005 31 17285 0.00616:00 - 16:30

31 17285 0.002 31 17285 0.006 31 17285 0.00816:30 - 17:00

31 17285 0.002 31 17285 0.010 31 17285 0.01217:00 - 17:30

31 17285 0.001 31 17285 0.012 31 17285 0.01317:30 - 18:00

30 17608 0.001 30 17608 0.005 30 17608 0.00618:00 - 18:30

30 17608 0.000 30 17608 0.003 30 17608 0.00318:30 - 19:00

1 4326 0.000 1 4326 0.000 1 4326 0.00019:00 - 19:30

1 4326 0.000 1 4326 0.000 1 4326 0.00019:30 - 20:00

1 4326 0.000 1 4326 0.000 1 4326 0.00020:00 - 20:30

1 4326 0.000 1 4326 0.000 1 4326 0.00020:30 - 21:00

1 4326 0.000 1 4326 0.046 1 4326 0.04621:00 - 21:30

1 4326 0.000 1 4326 0.000 1 4326 0.00021:30 - 22:00

1 4326 0.000 1 4326 0.000 1 4326 0.00022:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.059   0.103   0.162

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1000 - 121275 (units: sqm)

Survey date date range: 01/01/06 - 23/04/14

Number of weekdays (Monday-Friday): 31

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.



 TRICS 7.1.3  050115 B17.03    (C) 2015  JMP Consultants Ltd on behalf of the TRICS Consortium Thursday  15/01/15

 B2 Industry Page  1

Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  D - INDUSTRIAL ESTATE

VEHICLES

Selected regions and areas:

01 GREATER LONDON

EG EALING 1 days

02 SOUTH EAST

ES EAST SUSSEX 1 days

EX ESSEX 1 days

KC KENT 1 days

WG WOKINGHAM 1 days

03 SOUTH WEST

BR BRISTOL CITY 2 days

CW CORNWALL 1 days

DV DEVON 1 days

WL WILTSHIRE 1 days

04 EAST ANGLIA

CA CAMBRIDGESHIRE 3 days

NF NORFOLK 1 days

SF SUFFOLK 1 days

05 EAST MIDLANDS

NT NOTTINGHAMSHIRE 1 days

06 WEST MIDLANDS

HE HEREFORDSHIRE 1 days

WM WEST MIDLANDS 1 days

07 YORKSHIRE & NORTH LINCOLNSHIRE

WY WEST YORKSHIRE 2 days

08 NORTH WEST

CH CHESHIRE 1 days

LC LANCASHIRE 1 days

09 NORTH

CB CUMBRIA 1 days

TW TYNE & WEAR 2 days

11 SCOTLAND

AG ANGUS 1 days

FA FALKIRK 1 days

HI HIGHLAND 1 days

15 GREATER DUBLIN

DL DUBLIN 1 days

17 ULSTER (NORTHERN IRELAND)

AR ARMAGH 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set
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Filtering Stage 2 selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range

are included in the trip rate calculation.

Parameter: Gross floor area

Actual Range: 1560 to 120000 (units: sqm)

Range Selected by User: 552 to 234115 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 24/03/14

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are

included in the trip rate calculation.

Selected survey days:

Monday 5 days

Tuesday 9 days

Wednesday 4 days

Thursday 5 days

Friday 7 days

This data displays the number of selected surveys by day of the week.

Selected survey types:

Manual count 30 days

Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding

up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are

undertaking using machines.

Selected Locations:

Suburban Area (PPS6 Out of Centre) 12

Edge of Town 18

This data displays the number of surveys per main location category within the selected set. The main location categories

consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and

Not Known.

Selected Location Sub Categories:

Industrial Zone 16

Residential Zone 7

Built-Up Zone 1

No Sub Category 6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village, Out

of Town, High Street and No Sub Category.

Filtering Stage 3 selection:

Use Class:

Not Known 1 days

   B 1    5 days

   B 2    17 days

   B 8    2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005

has been used for this purpose, which can be found within the Library module of TRICS®.
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Filtering Stage 3 selection (Cont.):

Population within 1 mile:

1,000 or Less 2 days

1,001  to 5,000 3 days

5,001  to 10,000 4 days

10,001 to 15,000 3 days

15,001 to 20,000 7 days

20,001 to 25,000 4 days

25,001 to 50,000 7 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:

5,001   to 25,000 4 days

25,001  to 50,000 3 days

50,001  to 75,000 3 days

75,001  to 100,000 1 days

125,001 to 250,000 10 days

250,001 to 500,000 7 days

500,001 or More 2 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:

0.6 to 1.0 12 days

1.1 to 1.5 17 days

1.6 to 2.0 1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,

within a radius of 5-miles of selected survey sites.

Travel Plan:

No 30 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,

and the number of surveys that were undertaken at sites without Travel Plans.
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LIST OF SITES relevant to selection parameters

1 AG-02-D-01 INDUSTRIAL EST. ANGUS

WESTWAY

ARBROATH

Edge of Town

Residential Zone

Total Gross floor area:  6 4 8 8 9 sqm

Survey date: FRIDAY 25/05/12 Survey Type: MANUAL

2 AR-02-D-01 INDUSTRIAL ESTATE ARMAGH

HAMILTONSBAWN ROAD

ARMAGH

Edge of Town

No Sub Category

Total Gross floor area:  1 1 5 4 8 sqm

Survey date: TUESDAY 08/06/10 Survey Type: MANUAL

3 BR-02-D-02 INDUSTRIAL ESTATE BRISTOL CITY

NOVERS HILL

BEDMINSTER

BRISTOL

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: THURSDAY 19/11/09 Survey Type: MANUAL

4 BR-02-D-03 INDUSTRIAL ESTATE BRISTOL CITY

CROFTS END ROAD

SPEEDWELL

BRISTOL

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: TUESDAY 20/10/09 Survey Type: MANUAL

5 CA-02-D-01 IND. ESTATE CAMBRIDGESHIRE

STURROCK WAY

BRETTON

PETERBOROUGH

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   4 3 0 0 sqm

Survey date: TUESDAY 13/05/08 Survey Type: MANUAL

6 CA-02-D-02 IND. ESTATE CAMBRIDGESHIRE

COLDHAM'S ROAD

COLDHAM'S COMMON

CAMBRIDGE

Edge of Town

Industrial Zone

Total Gross floor area:   2 0 6 3 sqm

Survey date: MONDAY 19/10/09 Survey Type: MANUAL

7 CA-02-D-03 IND. ESTATE CAMBRIDGESHIRE

SAVILLE ROAD

WESTWOOD

PETERBOROUGH

Suburban Area (PPS6 Out of Centre)

No Sub Category

Total Gross floor area:   4 4 2 5 sqm

Survey date: THURSDAY 22/10/09 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 CB-02-D-04 INDUSTRIAL ESTATE CUMBRIA

CARLISLE ROAD

BRAMPTON

Edge of Town

No Sub Category

Total Gross floor area:  1 7 7 0 8 sqm

Survey date: WEDNESDAY 16/12/09 Survey Type: MANUAL

9 CH-02-D-02 INDUSTRIAL EST. CHESHIRE

MANCHESTER ROAD

WINCHAM

NORTHWICH

Edge of Town

Industrial Zone

Total Gross floor area:  2 2 0 0 0 sqm

Survey date: FRIDAY 15/06/07 Survey Type: MANUAL

10 CW-02-D-02 INDUSTRIAL ESTATE CORNWALL

DRUIDS ROAD

CAMBORNE

Edge of Town

Industrial Zone

Total Gross floor area:   6 5 1 5 sqm

Survey date: FRIDAY 21/09/07 Survey Type: MANUAL

11 DL-02-D-03 INDUSTRIAL ESTATE DUBLIN

CLOVERHILL ROAD

DUBLIN

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area: 120000 sqm

Survey date: TUESDAY 26/06/07 Survey Type: MANUAL

12 DV-02-D-06 INDUSTRIAL ESTATE DEVON

ST MODWEN ROAD

PLYMOUTH

Edge of Town

Industrial Zone

Total Gross floor area:   1 7 7 5 sqm

Survey date: TUESDAY 17/07/12 Survey Type: MANUAL

13 EG-02-D-02 INDUSTRIAL ESTATE EALING

BELVUE ROAD

NORTHOLT

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   3 1 2 0 sqm

Survey date: WEDNESDAY 05/12/12 Survey Type: MANUAL

14 ES-02-D-06 INDUSTRIAL ESTATE EAST SUSSEX

COURTLANDS ROAD

EASTBOURNE

Edge of Town

Residential Zone

Total Gross floor area:   7 5 2 5 sqm

Survey date: MONDAY 21/10/13 Survey Type: MANUAL

15 EX-02-D-01 INDUSTRIAL ESTATE ESSEX

OAKWOOD HILL  

LOUGHTON

Edge of Town

Industrial Zone

Total Gross floor area:  2 7 6 8 7 sqm

Survey date: THURSDAY 22/11/07 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 FA-02-D-02 INDUSTRIAL ESTATE FALKIRK

MAIN STREET

GRAHAMSTON

FALKIRK

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:  2 1 2 5 0 sqm

Survey date: THURSDAY 30/05/13 Survey Type: MANUAL

17 HE-02-D-02 BUSINESS PARK HEREFORDSHIRE

BURCOTT ROAD

HEREFORD

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   5 2 1 4 sqm

Survey date: TUESDAY 22/10/13 Survey Type: MANUAL

18 HI-02-D-03 IND. ESTATE & BUS. PARK HIGHLAND

NORTH ROAD

INVERLOCHY

FORT WILLIAM

Edge of Town

No Sub Category

Total Gross floor area:  3 5 0 0 0 sqm

Survey date: MONDAY 18/05/09 Survey Type: MANUAL

19 KC-02-D-02 INDUSTRIAL ESTATE KENT

SOUTHWELL ROAD

DEAL

Edge of Town

Residential Zone

Total Gross floor area:  1 0 7 1 5 sqm

Survey date: WEDNESDAY 28/11/12 Survey Type: MANUAL

20 LC-02-D-04 INDUSTRIAL ESTATE LANCASHIRE

GREEN LANE WEST

GARSTANG

Edge of Town

Industrial Zone

Total Gross floor area:   4 5 5 5 sqm

Survey date: FRIDAY 16/06/06 Survey Type: MANUAL

21 NF-02-D-03 INDUSTRIAL ESTATE NORFOLK

BIDEWELL CLOSE

NORWICH

Edge of Town

Residential Zone

Total Gross floor area:   6 0 0 0 sqm

Survey date: MONDAY 08/10/12 Survey Type: MANUAL

22 NT-02-D-01 INDUSTRIAL ESTATE NOTTINGHAMSHIRE

B6028 STONEYFORD ROAD

STANTON HILL

SUTTON-IN-ASHFIELD

Edge of Town

No Sub Category

Total Gross floor area:  2 6 4 0 0 sqm

Survey date: FRIDAY 30/06/06 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

23 SF-02-D-02 INDUSTRIAL ESTATE SUFFOLK

HADLEIGH ROAD

WESTBOURNE

IPSWICH

Suburban Area (PPS6 Out of Centre)

Built-Up Zone

Total Gross floor area: 102000 sqm

Survey date: TUESDAY 22/05/07 Survey Type: MANUAL

24 TW-02-D-06 INDUSTRIAL ESTATE TYNE & WEAR

NORHAM ROAD

WEST CHIRTON

NORTH SHIELDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 3 0 0 0 sqm

Survey date: THURSDAY 19/10/06 Survey Type: MANUAL

25 TW-02-D-07 INDUSTRIAL ESTATE TYNE & WEAR

SWALWELL BANK

WHICKHAM

GATESHEAD

Edge of Town

Residential Zone

Total Gross floor area:   6 8 0 0 sqm

Survey date: FRIDAY 04/10/13 Survey Type: MANUAL

26 WG-02-D-01 INDUSTRIAL ESTATE WOKINGHAM

FISHPONDS ROAD

WOKINGHAM

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:   3 8 0 0 sqm

Survey date: TUESDAY 20/11/12 Survey Type: MANUAL

27 WL-02-D-01 IND. ESTATE WILTSHIRE

MARLBOROUGH ROAD

WOOTTON BASSETT

Edge of Town

Industrial Zone

Total Gross floor area:   7 0 5 0 sqm

Survey date: TUESDAY 03/10/06 Survey Type: MANUAL

28 WM-02-D-02 INDUSTRIAL ESTATE WEST MIDLANDS

DUNLOP WAY

BIRMINGHAM

Edge of Town

Residential Zone

Total Gross floor area:  2 3 4 8 0 sqm

Survey date: WEDNESDAY 07/11/12 Survey Type: MANUAL

29 WY-02-D-02 INDUSTRIAL EST. WEST YORKSHIRE

A629 WAKEFIELD ROAD

TANDEM

HUDDERSFIELD

Edge of Town

No Sub Category

Total Gross floor area:  2 0 8 2 4 sqm

Survey date: MONDAY 11/09/06 Survey Type: MANUAL

30 WY-02-D-03 INDUSTRIAL ESTATE WEST YORKSHIRE

ARMLEY ROAD

LEEDS

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 4 9 8 0 sqm

Survey date: FRIDAY 20/09/13 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a

unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the week

and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.121 30 20597 0.040 30 20597 0.16107:00 - 07:30

30 20597 0.201 30 20597 0.066 30 20597 0.26707:30 - 08:00

30 20597 0.215 30 20597 0.087 30 20597 0.30208:00 - 08:30

30 20597 0.210 30 20597 0.100 30 20597 0.31008:30 - 09:00

30 20597 0.168 30 20597 0.104 30 20597 0.27209:00 - 09:30

30 20597 0.131 30 20597 0.110 30 20597 0.24109:30 - 10:00

30 20597 0.122 30 20597 0.119 30 20597 0.24110:00 - 10:30

30 20597 0.114 30 20597 0.105 30 20597 0.21910:30 - 11:00

30 20597 0.110 30 20597 0.112 30 20597 0.22211:00 - 11:30

30 20597 0.120 30 20597 0.131 30 20597 0.25111:30 - 12:00

30 20597 0.128 30 20597 0.147 30 20597 0.27512:00 - 12:30

30 20597 0.137 30 20597 0.144 30 20597 0.28112:30 - 13:00

30 20597 0.133 30 20597 0.157 30 20597 0.29013:00 - 13:30

30 20597 0.145 30 20597 0.119 30 20597 0.26413:30 - 14:00

30 20597 0.118 30 20597 0.115 30 20597 0.23314:00 - 14:30

30 20597 0.111 30 20597 0.116 30 20597 0.22714:30 - 15:00

30 20597 0.118 30 20597 0.126 30 20597 0.24415:00 - 15:30

30 20597 0.106 30 20597 0.144 30 20597 0.25015:30 - 16:00

30 20597 0.112 30 20597 0.179 30 20597 0.29116:00 - 16:30

30 20597 0.092 30 20597 0.205 30 20597 0.29716:30 - 17:00

30 20597 0.063 30 20597 0.223 30 20597 0.28617:00 - 17:30

30 20597 0.043 30 20597 0.153 30 20597 0.19617:30 - 18:00

30 20597 0.035 30 20597 0.084 30 20597 0.11918:00 - 18:30

30 20597 0.025 30 20597 0.051 30 20597 0.07618:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   2.878   2.937   5.815

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

TAXIS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.000 30 20597 0.000 30 20597 0.00007:00 - 07:30

30 20597 0.001 30 20597 0.000 30 20597 0.00107:30 - 08:00

30 20597 0.000 30 20597 0.000 30 20597 0.00008:00 - 08:30

30 20597 0.001 30 20597 0.001 30 20597 0.00208:30 - 09:00

30 20597 0.000 30 20597 0.000 30 20597 0.00009:00 - 09:30

30 20597 0.001 30 20597 0.000 30 20597 0.00109:30 - 10:00

30 20597 0.001 30 20597 0.000 30 20597 0.00110:00 - 10:30

30 20597 0.001 30 20597 0.001 30 20597 0.00210:30 - 11:00

30 20597 0.001 30 20597 0.002 30 20597 0.00311:00 - 11:30

30 20597 0.001 30 20597 0.001 30 20597 0.00211:30 - 12:00

30 20597 0.001 30 20597 0.000 30 20597 0.00112:00 - 12:30

30 20597 0.000 30 20597 0.000 30 20597 0.00012:30 - 13:00

30 20597 0.000 30 20597 0.001 30 20597 0.00113:00 - 13:30

30 20597 0.002 30 20597 0.001 30 20597 0.00313:30 - 14:00

30 20597 0.001 30 20597 0.001 30 20597 0.00214:00 - 14:30

30 20597 0.000 30 20597 0.000 30 20597 0.00014:30 - 15:00

30 20597 0.001 30 20597 0.000 30 20597 0.00115:00 - 15:30

30 20597 0.000 30 20597 0.001 30 20597 0.00115:30 - 16:00

30 20597 0.001 30 20597 0.001 30 20597 0.00216:00 - 16:30

30 20597 0.001 30 20597 0.001 30 20597 0.00216:30 - 17:00

30 20597 0.000 30 20597 0.001 30 20597 0.00117:00 - 17:30

30 20597 0.000 30 20597 0.001 30 20597 0.00117:30 - 18:00

30 20597 0.000 30 20597 0.000 30 20597 0.00018:00 - 18:30

30 20597 0.000 30 20597 0.000 30 20597 0.00018:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.014   0.013   0.027

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.005 30 20597 0.011 30 20597 0.01607:00 - 07:30

30 20597 0.007 30 20597 0.016 30 20597 0.02307:30 - 08:00

30 20597 0.008 30 20597 0.014 30 20597 0.02208:00 - 08:30

30 20597 0.010 30 20597 0.011 30 20597 0.02108:30 - 09:00

30 20597 0.016 30 20597 0.014 30 20597 0.03009:00 - 09:30

30 20597 0.013 30 20597 0.014 30 20597 0.02709:30 - 10:00

30 20597 0.014 30 20597 0.013 30 20597 0.02710:00 - 10:30

30 20597 0.013 30 20597 0.013 30 20597 0.02610:30 - 11:00

30 20597 0.013 30 20597 0.013 30 20597 0.02611:00 - 11:30

30 20597 0.014 30 20597 0.011 30 20597 0.02511:30 - 12:00

30 20597 0.014 30 20597 0.013 30 20597 0.02712:00 - 12:30

30 20597 0.012 30 20597 0.013 30 20597 0.02512:30 - 13:00

30 20597 0.012 30 20597 0.014 30 20597 0.02613:00 - 13:30

30 20597 0.015 30 20597 0.012 30 20597 0.02713:30 - 14:00

30 20597 0.013 30 20597 0.010 30 20597 0.02314:00 - 14:30

30 20597 0.012 30 20597 0.014 30 20597 0.02614:30 - 15:00

30 20597 0.014 30 20597 0.013 30 20597 0.02715:00 - 15:30

30 20597 0.013 30 20597 0.011 30 20597 0.02415:30 - 16:00

30 20597 0.012 30 20597 0.009 30 20597 0.02116:00 - 16:30

30 20597 0.009 30 20597 0.009 30 20597 0.01816:30 - 17:00

30 20597 0.004 30 20597 0.006 30 20597 0.01017:00 - 17:30

30 20597 0.006 30 20597 0.005 30 20597 0.01117:30 - 18:00

30 20597 0.003 30 20597 0.001 30 20597 0.00418:00 - 18:30

30 20597 0.002 30 20597 0.002 30 20597 0.00418:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.254   0.262   0.516

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.000 30 20597 0.000 30 20597 0.00007:00 - 07:30

30 20597 0.000 30 20597 0.000 30 20597 0.00007:30 - 08:00

30 20597 0.001 30 20597 0.000 30 20597 0.00108:00 - 08:30

30 20597 0.000 30 20597 0.000 30 20597 0.00008:30 - 09:00

30 20597 0.000 30 20597 0.000 30 20597 0.00009:00 - 09:30

30 20597 0.000 30 20597 0.000 30 20597 0.00009:30 - 10:00

30 20597 0.000 30 20597 0.000 30 20597 0.00010:00 - 10:30

30 20597 0.000 30 20597 0.000 30 20597 0.00010:30 - 11:00

30 20597 0.000 30 20597 0.000 30 20597 0.00011:00 - 11:30

30 20597 0.000 30 20597 0.000 30 20597 0.00011:30 - 12:00

30 20597 0.000 30 20597 0.000 30 20597 0.00012:00 - 12:30

30 20597 0.000 30 20597 0.000 30 20597 0.00012:30 - 13:00

30 20597 0.000 30 20597 0.000 30 20597 0.00013:00 - 13:30

30 20597 0.000 30 20597 0.000 30 20597 0.00013:30 - 14:00

30 20597 0.000 30 20597 0.000 30 20597 0.00014:00 - 14:30

30 20597 0.000 30 20597 0.000 30 20597 0.00014:30 - 15:00

30 20597 0.000 30 20597 0.000 30 20597 0.00015:00 - 15:30

30 20597 0.000 30 20597 0.000 30 20597 0.00015:30 - 16:00

30 20597 0.000 30 20597 0.000 30 20597 0.00016:00 - 16:30

30 20597 0.000 30 20597 0.000 30 20597 0.00016:30 - 17:00

30 20597 0.000 30 20597 0.000 30 20597 0.00017:00 - 17:30

30 20597 0.000 30 20597 0.000 30 20597 0.00017:30 - 18:00

30 20597 0.000 30 20597 0.000 30 20597 0.00018:00 - 18:30

30 20597 0.000 30 20597 0.000 30 20597 0.00018:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.001   0.000   0.001

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/D - INDUSTRIAL ESTATE

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

05:00 - 05:30

05:30 - 06:00

06:00 - 06:30

06:30 - 07:00

30 20597 0.007 30 20597 0.001 30 20597 0.00807:00 - 07:30

30 20597 0.006 30 20597 0.001 30 20597 0.00707:30 - 08:00

30 20597 0.005 30 20597 0.001 30 20597 0.00608:00 - 08:30

30 20597 0.005 30 20597 0.001 30 20597 0.00608:30 - 09:00

30 20597 0.002 30 20597 0.000 30 20597 0.00209:00 - 09:30

30 20597 0.002 30 20597 0.001 30 20597 0.00309:30 - 10:00

30 20597 0.001 30 20597 0.000 30 20597 0.00110:00 - 10:30

30 20597 0.002 30 20597 0.001 30 20597 0.00310:30 - 11:00

30 20597 0.001 30 20597 0.000 30 20597 0.00111:00 - 11:30

30 20597 0.001 30 20597 0.000 30 20597 0.00111:30 - 12:00

30 20597 0.001 30 20597 0.001 30 20597 0.00212:00 - 12:30

30 20597 0.002 30 20597 0.002 30 20597 0.00412:30 - 13:00

30 20597 0.002 30 20597 0.002 30 20597 0.00413:00 - 13:30

30 20597 0.002 30 20597 0.002 30 20597 0.00413:30 - 14:00

30 20597 0.002 30 20597 0.003 30 20597 0.00514:00 - 14:30

30 20597 0.000 30 20597 0.001 30 20597 0.00114:30 - 15:00

30 20597 0.001 30 20597 0.001 30 20597 0.00215:00 - 15:30

30 20597 0.001 30 20597 0.006 30 20597 0.00715:30 - 16:00

30 20597 0.001 30 20597 0.006 30 20597 0.00716:00 - 16:30

30 20597 0.001 30 20597 0.005 30 20597 0.00616:30 - 17:00

30 20597 0.002 30 20597 0.007 30 20597 0.00917:00 - 17:30

30 20597 0.000 30 20597 0.006 30 20597 0.00617:30 - 18:00

30 20597 0.000 30 20597 0.002 30 20597 0.00218:00 - 18:30

30 20597 0.000 30 20597 0.002 30 20597 0.00218:30 - 19:00

19:00 - 19:30

19:30 - 20:00

20:00 - 20:30

20:30 - 21:00

21:00 - 21:30

21:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.047   0.052   0.099

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just

above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals plus

departures). Within each of these main columns are three sub-columns. These display the number of survey days where

count data is included (per time period), the average value of the selected trip rate calculation parameter (per time

period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of

the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days

that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals

(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated

time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated

calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip

rates are then rounded to 3 decimal places.
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Parameter summary

Trip rate parameter range selected: 1560 - 120000 (units: sqm)

Survey date date range: 01/01/06 - 24/03/14

Number of weekdays (Monday-Friday): 30

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 2

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate

calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum

survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of

surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of

the standard filtering procedure are displayed.
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TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  02 - EMPLOYMENT

Category :  F - WAREHOUSING (COMMERCIAL)

VEHICLES

Selected regions and areas:

01 GREATER LONDON

EN ENFIELD 1 days

HO HOUNSLOW 1 days

02 SOUTH EAST

HC HAMPSHIRE 1 days

HF HERTFORDSHIRE 1 days

SC SURREY 1 days

03 SOUTH WEST

CW CORNWALL 1 days

04 EAST ANGLIA

SF SUFFOLK 1 days

05 EAST MIDLANDS

LN LINCOLNSHIRE 1 days

08 NORTH WEST

LC LANCASHIRE 1 days

09 NORTH

TV TEES VALLEY 2 days

10 WALES

NW NEWPORT 1 days

11 SCOTLAND

ML MIDLOTHIAN 1 days

12 CONNAUGHT

GA GALWAY 1 days

13 MUNSTER

CR CORK 1 days

17 ULSTER (NORTHERN IRELAND)

AN ANTRIM 1 days

AR ARMAGH 1 days
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Filtering Stage 2 selection:

Parameter: Gross floor area

Actual Range: 387 to 80066 (units: sqm)

Range Selected by User: 387 to 80066 (units: sqm)

Public Transport Provision:

Selection by: Include all surveys

Date Range: 01/01/06 to 11/09/14

Selected survey days:

Monday 1 days

Tuesday 4 days

Wednesday 4 days

Thursday 4 days

Friday 4 days

Selected survey types:

Manual count 17 days

Directional ATC Count 0 days

Selected Locations:

Suburban Area (PPS6 Out of Centre) 6

Edge of Town 11

Selected Location Sub Categories:

Industrial Zone 9

Commercial Zone 2

Residential Zone 2

No Sub Category 4

Filtering Stage 3 selection:

Use Class:

Not Known 1 days

   B 8    16 days

Population within 1 mile:

1,001  to 5,000 6 days

5,001  to 10,000 1 days

10,001 to 15,000 7 days

20,001 to 25,000 1 days

50,001 to 100,000 2 days

Population within 5 miles:

5,001   to 25,000 1 days

25,001  to 50,000 2 days

50,001  to 75,000 1 days

75,001  to 100,000 2 days

100,001 to 125,000 2 days

125,001 to 250,000 4 days

250,001 to 500,000 3 days

500,001 or More 2 days

Car ownership within 5 miles:

0.6 to 1.0 5 days

1.1 to 1.5 10 days

1.6 to 2.0 2 days

Travel Plan:

Yes 3 days

No 14 days
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LIST OF SITES relevant to selection parameters

1 AN-02-F-02 DISTRIBUTION CENTRE ANTRIM

APOLLO ROAD

BELFAST

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  1 0 8 3 2 sqm

Survey date: THURSDAY 29/07/10 Survey Type: MANUAL

2 AR-02-F-01 ELECTRICAL DIST. ARMAGH

MAHON ROAD

PORTADOWN

Edge of Town

Industrial Zone

Total Gross floor area:   1 9 0 0 sqm

Survey date: WEDNESDAY 11/11/09 Survey Type: MANUAL

3 CR-02-F-02 PNEUMATIC CENTRE CORK

TRAMORE ROAD

BALLYPHEHANE

CORK

Edge of Town

Commercial Zone

Total Gross floor area:   4 6 5 0 sqm

Survey date: FRIDAY 26/06/09 Survey Type: MANUAL

4 CW-02-F-01 WAREHOUSING CORNWALL

A390

THREEMILESTONE

NEAR TRURO

Edge of Town

No Sub Category

Total Gross floor area:   5 1 5 0 sqm

Survey date: TUESDAY 18/09/07 Survey Type: MANUAL

5 EN-02-F-01 WAREHOUSING ENFIELD

OAKTHORPE ESTATE

PALMERS GREEN

ENFIELD

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:  1 3 2 5 1 sqm

Survey date: WEDNESDAY 19/11/08 Survey Type: MANUAL

6 GA-02-F-01 LOGISTICS GALWAY

PARKMORE WEST

IDA BUS. & TECH. PARK

GALWAY

Edge of Town

Industrial Zone

Total Gross floor area:  1 1 0 0 0 sqm

Survey date: FRIDAY 12/10/12 Survey Type: MANUAL

7 HC-02-F-01 WAREHOUSING HAMPSHIRE

MAURETANIA ROAD

NURSLING INDUSTRIAL ESTATE

SOUTHAMPTON

Edge of Town

Industrial Zone

Total Gross floor area:   4 0 0 0 sqm

Survey date: WEDNESDAY 21/11/07 Survey Type: MANUAL

8 HF-02-F-03 DISTRIBUTION CEN. HERTFORDSHIRE

HATFIELD BUSINESS CEN.

HATFIELD

Edge of Town

Commercial Zone

Total Gross floor area:  8 0 0 0 0 sqm

Survey date: THURSDAY 10/07/08 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

9 HO-02-F-02 LOGISTICS AND FREIGHT HOUNSLOW

ASCOT ROAD

FELTHAM

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  1 3 5 0 0 sqm

Survey date: THURSDAY 11/09/14 Survey Type: MANUAL

10 LC-02-F-02 WAREHOUSING LANCASHIRE

CHORLEY ROAD

WALTON-LE-DALE

PRESTON

Suburban Area (PPS6 Out of Centre)

Residential Zone

Total Gross floor area:   1 2 0 0 sqm

Survey date: FRIDAY 22/06/07 Survey Type: MANUAL

11 LN-02-F-01 BOOK SERVICE LINCOLNSHIRE

TRENT ROAD

GRANTHAM

Edge of Town

No Sub Category

Total Gross floor area:  3 2 3 0 0 sqm

Survey date: MONDAY 29/11/10 Survey Type: MANUAL

12 ML-02-F-01 WINDOWS MIDLOTHIAN

UNIT 53 

MAYFIELD IND. ESTATE

DALKEITH

Edge of Town

Industrial Zone

Total Gross floor area:    7 5 0 sqm

Survey date: WEDNESDAY 04/05/11 Survey Type: MANUAL

13 NW-02-F-01 LOGISTICS CENTRE NEWPORT

TREDEGAR TERRACE

CROSSKEYS

NEWPORT

Edge of Town

No Sub Category

Total Gross floor area:  1 6 2 7 5 sqm

Survey date: FRIDAY 12/10/07 Survey Type: MANUAL

14 SC-02-F-04 WAREHOUSING SURREY

PRETORIA ROAD

CHERTSEY

Edge of Town

No Sub Category

Total Gross floor area:   4 4 6 0 sqm

Survey date: TUESDAY 27/11/07 Survey Type: MANUAL

15 SF-02-F-02 WAREHOUSING SUFFOLK

WALTON ROAD

FELIXSTOWE

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:  2 2 2 7 0 sqm

Survey date: THURSDAY 11/07/13 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

16 TV-02-F-02 ARGOS WAREHOUSE TEES VALLEY

ROUNDHOUSE ROAD

FAVERDALE

DARLINGTON

Edge of Town

Industrial Zone

Total Gross floor area:  8 0 0 6 6 sqm

Survey date: TUESDAY 07/10/08 Survey Type: MANUAL

17 TV-02-F-03 ELECTRICAL COMPONENTS TEES VALLEY

UNIT 8,NAVIGATOR COURT

STOCKTON-ON-TEES

Suburban Area (PPS6 Out of Centre)

Industrial Zone

Total Gross floor area:    3 8 7 sqm

Survey date: TUESDAY 28/06/11 Survey Type: MANUAL
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TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.013 1 22270 0.018 1 22270 0.03105:00 - 05:30

1 22270 0.004 1 22270 0.022 1 22270 0.02605:30 - 06:00

1 22270 0.018 1 22270 0.022 1 22270 0.04006:00 - 06:30

1 22270 0.040 1 22270 0.040 1 22270 0.08006:30 - 07:00

16 18477 0.038 16 18477 0.039 16 18477 0.07707:00 - 07:30

17 17434 0.070 17 17434 0.032 17 17434 0.10207:30 - 08:00

17 17434 0.059 17 17434 0.023 17 17434 0.08208:00 - 08:30

17 17434 0.067 17 17434 0.032 17 17434 0.09908:30 - 09:00

17 17434 0.049 17 17434 0.036 17 17434 0.08509:00 - 09:30

17 17434 0.036 17 17434 0.035 17 17434 0.07109:30 - 10:00

17 17434 0.037 17 17434 0.037 17 17434 0.07410:00 - 10:30

17 17434 0.039 17 17434 0.033 17 17434 0.07210:30 - 11:00

17 17434 0.033 17 17434 0.032 17 17434 0.06511:00 - 11:30

17 17434 0.036 17 17434 0.035 17 17434 0.07111:30 - 12:00

17 17434 0.043 17 17434 0.041 17 17434 0.08412:00 - 12:30

17 17434 0.038 17 17434 0.039 17 17434 0.07712:30 - 13:00

17 17434 0.053 17 17434 0.048 17 17434 0.10113:00 - 13:30

17 17434 0.070 17 17434 0.049 17 17434 0.11913:30 - 14:00

17 17434 0.055 17 17434 0.067 17 17434 0.12214:00 - 14:30

17 17434 0.057 17 17434 0.062 17 17434 0.11914:30 - 15:00

17 17434 0.041 17 17434 0.071 17 17434 0.11215:00 - 15:30

17 17434 0.046 17 17434 0.051 17 17434 0.09715:30 - 16:00

17 17434 0.040 17 17434 0.059 17 17434 0.09916:00 - 16:30

17 17434 0.031 17 17434 0.057 17 17434 0.08816:30 - 17:00

17 17434 0.023 17 17434 0.057 17 17434 0.08017:00 - 17:30

17 17434 0.024 17 17434 0.065 17 17434 0.08917:30 - 18:00

17 17434 0.019 17 17434 0.044 17 17434 0.06318:00 - 18:30

17 17434 0.009 17 17434 0.026 17 17434 0.03518:30 - 19:00

1 22270 0.027 1 22270 0.013 1 22270 0.04019:00 - 19:30

1 22270 0.009 1 22270 0.018 1 22270 0.02719:30 - 20:00

1 22270 0.004 1 22270 0.018 1 22270 0.02220:00 - 20:30

1 22270 0.009 1 22270 0.013 1 22270 0.02220:30 - 21:00

1 22270 0.018 1 22270 0.009 1 22270 0.02721:00 - 21:30

1 22270 0.013 1 22270 0.009 1 22270 0.02221:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   1.168   1.252   2.420
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Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

TAXIS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.000 17 17434 0.000 17 17434 0.00007:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.000 17 17434 0.000 17 17434 0.00008:30 - 09:00

17 17434 0.000 17 17434 0.000 17 17434 0.00009:00 - 09:30

17 17434 0.000 17 17434 0.000 17 17434 0.00009:30 - 10:00

17 17434 0.000 17 17434 0.000 17 17434 0.00010:00 - 10:30

17 17434 0.000 17 17434 0.000 17 17434 0.00010:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.000 17 17434 0.00011:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.000 17 17434 0.000 17 17434 0.00012:30 - 13:00

17 17434 0.000 17 17434 0.000 17 17434 0.00013:00 - 13:30

17 17434 0.000 17 17434 0.000 17 17434 0.00013:30 - 14:00

17 17434 0.000 17 17434 0.000 17 17434 0.00014:00 - 14:30

17 17434 0.000 17 17434 0.000 17 17434 0.00014:30 - 15:00

17 17434 0.000 17 17434 0.000 17 17434 0.00015:00 - 15:30

17 17434 0.000 17 17434 0.000 17 17434 0.00015:30 - 16:00

17 17434 0.000 17 17434 0.000 17 17434 0.00016:00 - 16:30

17 17434 0.000 17 17434 0.000 17 17434 0.00016:30 - 17:00

17 17434 0.000 17 17434 0.000 17 17434 0.00017:00 - 17:30

17 17434 0.000 17 17434 0.000 17 17434 0.00017:30 - 18:00

17 17434 0.000 17 17434 0.000 17 17434 0.00018:00 - 18:30

17 17434 0.000 17 17434 0.000 17 17434 0.00018:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.000   0.000   0.000
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Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.009 1 22270 0.018 1 22270 0.02705:00 - 05:30

1 22270 0.004 1 22270 0.022 1 22270 0.02605:30 - 06:00

1 22270 0.009 1 22270 0.022 1 22270 0.03106:00 - 06:30

1 22270 0.018 1 22270 0.040 1 22270 0.05806:30 - 07:00

16 18477 0.007 16 18477 0.009 16 18477 0.01607:00 - 07:30

17 17434 0.012 17 17434 0.012 17 17434 0.02407:30 - 08:00

17 17434 0.012 17 17434 0.010 17 17434 0.02208:00 - 08:30

17 17434 0.013 17 17434 0.013 17 17434 0.02608:30 - 09:00

17 17434 0.013 17 17434 0.016 17 17434 0.02909:00 - 09:30

17 17434 0.007 17 17434 0.014 17 17434 0.02109:30 - 10:00

17 17434 0.013 17 17434 0.012 17 17434 0.02510:00 - 10:30

17 17434 0.015 17 17434 0.012 17 17434 0.02710:30 - 11:00

17 17434 0.014 17 17434 0.013 17 17434 0.02711:00 - 11:30

17 17434 0.013 17 17434 0.014 17 17434 0.02711:30 - 12:00

17 17434 0.013 17 17434 0.009 17 17434 0.02212:00 - 12:30

17 17434 0.010 17 17434 0.010 17 17434 0.02012:30 - 13:00

17 17434 0.012 17 17434 0.009 17 17434 0.02113:00 - 13:30

17 17434 0.016 17 17434 0.009 17 17434 0.02513:30 - 14:00

17 17434 0.017 17 17434 0.013 17 17434 0.03014:00 - 14:30

17 17434 0.013 17 17434 0.010 17 17434 0.02314:30 - 15:00

17 17434 0.013 17 17434 0.013 17 17434 0.02615:00 - 15:30

17 17434 0.015 17 17434 0.010 17 17434 0.02515:30 - 16:00

17 17434 0.015 17 17434 0.011 17 17434 0.02616:00 - 16:30

17 17434 0.012 17 17434 0.009 17 17434 0.02116:30 - 17:00

17 17434 0.009 17 17434 0.007 17 17434 0.01617:00 - 17:30

17 17434 0.008 17 17434 0.010 17 17434 0.01817:30 - 18:00

17 17434 0.006 17 17434 0.007 17 17434 0.01318:00 - 18:30

17 17434 0.004 17 17434 0.007 17 17434 0.01118:30 - 19:00

1 22270 0.013 1 22270 0.013 1 22270 0.02619:00 - 19:30

1 22270 0.004 1 22270 0.009 1 22270 0.01319:30 - 20:00

1 22270 0.004 1 22270 0.018 1 22270 0.02220:00 - 20:30

1 22270 0.009 1 22270 0.009 1 22270 0.01820:30 - 21:00

1 22270 0.013 1 22270 0.004 1 22270 0.01721:00 - 21:30

1 22270 0.013 1 22270 0.000 1 22270 0.01321:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.378   0.414   0.792



 TRICS 7.1.3  050115 B17.03    (C) 2015  JMP Consultants Ltd on behalf of the TRICS Consortium Thursday  15/01/15

 B8 Warehousing Page  11

Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

PSVS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.000 17 17434 0.000 17 17434 0.00007:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.000 17 17434 0.000 17 17434 0.00008:30 - 09:00

17 17434 0.000 17 17434 0.000 17 17434 0.00009:00 - 09:30

17 17434 0.000 17 17434 0.000 17 17434 0.00009:30 - 10:00

17 17434 0.000 17 17434 0.000 17 17434 0.00010:00 - 10:30

17 17434 0.000 17 17434 0.000 17 17434 0.00010:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.000 17 17434 0.00011:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.000 17 17434 0.000 17 17434 0.00012:30 - 13:00

17 17434 0.000 17 17434 0.000 17 17434 0.00013:00 - 13:30

17 17434 0.000 17 17434 0.000 17 17434 0.00013:30 - 14:00

17 17434 0.000 17 17434 0.000 17 17434 0.00014:00 - 14:30

17 17434 0.000 17 17434 0.000 17 17434 0.00014:30 - 15:00

17 17434 0.000 17 17434 0.000 17 17434 0.00015:00 - 15:30

17 17434 0.000 17 17434 0.000 17 17434 0.00015:30 - 16:00

17 17434 0.000 17 17434 0.000 17 17434 0.00016:00 - 16:30

17 17434 0.000 17 17434 0.000 17 17434 0.00016:30 - 17:00

17 17434 0.000 17 17434 0.000 17 17434 0.00017:00 - 17:30

17 17434 0.000 17 17434 0.000 17 17434 0.00017:30 - 18:00

17 17434 0.000 17 17434 0.000 17 17434 0.00018:00 - 18:30

17 17434 0.000 17 17434 0.000 17 17434 0.00018:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.000   0.000   0.000
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

CYCLISTS

Calculation factor: 100 sqm

BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS

No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days GFA Rate Days GFA Rate Days GFA Rate

00:00 - 00:30

00:30 - 01:00

01:00 - 01:30

01:30 - 02:00

02:00 - 02:30

02:30 - 03:00

03:00 - 03:30

03:30 - 04:00

04:00 - 04:30

04:30 - 05:00

1 22270 0.000 1 22270 0.000 1 22270 0.00005:00 - 05:30

1 22270 0.000 1 22270 0.000 1 22270 0.00005:30 - 06:00

1 22270 0.000 1 22270 0.000 1 22270 0.00006:00 - 06:30

1 22270 0.000 1 22270 0.000 1 22270 0.00006:30 - 07:00

16 18477 0.000 16 18477 0.000 16 18477 0.00007:00 - 07:30

17 17434 0.003 17 17434 0.000 17 17434 0.00307:30 - 08:00

17 17434 0.000 17 17434 0.000 17 17434 0.00008:00 - 08:30

17 17434 0.003 17 17434 0.000 17 17434 0.00308:30 - 09:00

17 17434 0.001 17 17434 0.000 17 17434 0.00109:00 - 09:30

17 17434 0.001 17 17434 0.000 17 17434 0.00109:30 - 10:00

17 17434 0.000 17 17434 0.001 17 17434 0.00110:00 - 10:30

17 17434 0.001 17 17434 0.001 17 17434 0.00210:30 - 11:00

17 17434 0.000 17 17434 0.000 17 17434 0.00011:00 - 11:30

17 17434 0.000 17 17434 0.002 17 17434 0.00211:30 - 12:00

17 17434 0.000 17 17434 0.000 17 17434 0.00012:00 - 12:30

17 17434 0.001 17 17434 0.001 17 17434 0.00212:30 - 13:00

17 17434 0.003 17 17434 0.001 17 17434 0.00413:00 - 13:30

17 17434 0.004 17 17434 0.006 17 17434 0.01013:30 - 14:00

17 17434 0.001 17 17434 0.005 17 17434 0.00614:00 - 14:30

17 17434 0.001 17 17434 0.001 17 17434 0.00214:30 - 15:00

17 17434 0.001 17 17434 0.003 17 17434 0.00415:00 - 15:30

17 17434 0.001 17 17434 0.002 17 17434 0.00315:30 - 16:00

17 17434 0.000 17 17434 0.002 17 17434 0.00216:00 - 16:30

17 17434 0.000 17 17434 0.001 17 17434 0.00116:30 - 17:00

17 17434 0.000 17 17434 0.003 17 17434 0.00317:00 - 17:30

17 17434 0.000 17 17434 0.003 17 17434 0.00317:30 - 18:00

17 17434 0.000 17 17434 0.002 17 17434 0.00218:00 - 18:30

17 17434 0.001 17 17434 0.001 17 17434 0.00218:30 - 19:00

1 22270 0.000 1 22270 0.000 1 22270 0.00019:00 - 19:30

1 22270 0.000 1 22270 0.000 1 22270 0.00019:30 - 20:00

1 22270 0.000 1 22270 0.000 1 22270 0.00020:00 - 20:30

1 22270 0.000 1 22270 0.000 1 22270 0.00020:30 - 21:00

1 22270 0.000 1 22270 0.000 1 22270 0.00021:00 - 21:30

1 22270 0.000 1 22270 0.000 1 22270 0.00021:30 - 22:00

22:00 - 22:30

22:30 - 23:00

23:00 - 23:30

23:30 - 24:00

Total Rates:   0.022   0.035   0.057
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Fore Consulting Ltd     Queen Street     Leeds Licence No: 752701

Parameter summary

Trip rate parameter range selected: 387 - 80066 (units: sqm)

Survey date date range: 01/01/06 - 11/09/14

Number of weekdays (Monday-Friday): 17

Number of Saturdays: 0

Number of Sundays: 0

Surveys manually removed from selection: 0
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1.0 Introduction

This Landscape Statement supports Representations made by Quod on behalf of Clayton West Development Company 
Limited (“CWDCL”) in response to Kirklees Metropolitan Borough Council (“the Council”)’s consultation on the 
publication draft of the Kirklees Local Plan (November 2016) (“the draft Local Plan”).

The Council is proposing to allocate 16.79ha of the CWDCL Land for employment development in the draft Local Plan 
(Policy E2333a), as located at Figure 1.1.

CWDCL support the Council’s intention to allocate land to accommodate up to 52,115 sq m of employment floorspace 

Figure 1.2 Extent of CWDCL proposed site

and this Landscacpe Statement demonstrates that the 
E2333a site can be developed with acceptable affects 
upon landscape and visual amenity.     

However, the proposed allocation covers a considerably 
smaller area than that promoted by CWDCL through 
the Call for Sites Exercise and in all representations 
since that time, extending to just 16.79ha (gross) as 
opposed to the 25.7ha promoted. As a consequence 
we consider that the Council’s proposed allocation site 
would not be fully effective in defining a new Green Belt 
edge, and would afford limited space within the site to 
incorporate appropriate landscape to assimilate new 
development within the landscape.

It is also considered that the extent to which potential 
impacts would be increased through the development 
of the CWDCL site, are minor and the ability for the 
CWDCL site to offer stronger, defensible boundaries to 
the Green Belt and increased scope for the provision of 
green infrastructure that could appear more appropriate 
to local character and landscape pattern and offer 
greater visual and environmental benefits.  

In early 2015 Smeeden Foreman prepared a Landscape 
Statement which appraised the ability of the land to 
accommodate development.  The land considered is 
shown at Figure 1.2 and is herein referred to as the 
CWDCL land.  

Kirklees District Council had identified the site as 
appropriate for employment development to meet the 
Borough’s economic needs and as such it proposed in 
a large part to be removed from the Green Belt.  The 
original site included within the Kirklees draft Local 
Plan in ovember 2015 is illustrated at Figure 1.3.  This 
Landscape Statement considers the appropriateness 
of the draft allocation area and the CWDCL land in 
landscape, visual, Green Belt and heritage terms.  

The CWDCL land is located within the Green Belt 
and as such, any development occurring within it must 

Figure 1.3 Extract of Kirklees (South East) Policies Map, Draft 
Local Plan November 2015

utilise, or create a strong new Green Belt boundary 
which must be robust and defensible against future 
development demands in order to achieve the 
objectives of the Green Belt, as set out at paragraph 
80 of the NPPF.   In allocating the site, the council are 
redefining their Green Belt boundaries.  Consideration 
is given in section 6.0 to the boundary of the originally 
allocated site (E2333) to determine the most defensible 
limit and to ensure that the Green Belt meets the five 
purposes of Green Belt land as set out at Paragraph 80 
and provides new boundaries to the Green Belt that are 
clearly defined and defensible,  as set out at Paragraph 
85 of the NPPF. 

This document provides information about the existing 
condition of the landscape, landscape character, openness 
and surrounding visual amenity.  An illustrative landscape 
strategy plan has also been produced which illustrates 
the potential extent and nature of development and 
landscape benefits.  

In considering potential landscape and visual impacts, 

Figure 1.1 Extract of Kirklees (South East) Policies Map, 
Publication Draft Local Plan, November 2016

further assessment has been undertaken of the potential impacts upon the Scheduled Monument of Bentley Grange 
ironstone pits and the Registered Park and Garden of Bretton Hall that may arise from development of the site.  This is 
contained at Chapter 5 of this report.  Commentry made by the Kirklees Landscape Officer has also involved further 
site work and analysis and which is contained at Section 8 of this document, and which has been based upon the now 
redefined site boundary as set out within the draft Local Plan Policy E2333a (Figure 1.1).  

Landscape architects carried out site survey work in December 2014, January, November and December 2015 and further 
site work in response to comments raised by Kirklees’ Landscape Officer during July 2016.

1.1  Appraisal Methodology

While this document does not comprise a formal Landscape and Visual Impact Appraisal (LVIA), the site survey and base 
line work has been undertaken with a view that should the CWDCL land be considered appropriate for development, 
further assessment will be undertaken.  Methodologies are outlined below for each element of appraisal work undertaken. 

1.1.1  Scope and Study Area

A distinction is made in this document between the study area, the CWDCL land and the allocation site, whereby the 
study area includes both site extents and the surrounding landscape over which there is potential for visual or landscape 
impacts arising through their development.  The extent of the study area is defined through the utilisation of computer 
generated Zones of Theoretical Visibility (ZTVs), through the compilation of desk based research and by undertaking site 
work (refer to Figure 1.4). 

This study considers the visual amenity of the CWDCL land and the surrounding area and identifies visual receptors 
and the approximate visibility of the land were it to be developed.  The study area is defined as the Zone of Theoretical 
Visibility (ZTV) and it is ‘the area in which a proposed development may have an influence or effect on visual amenity’ 
[1].  The production of the ZTV assists in setting the extent of the study, both in landscape, character and visual terms.  
The ZTV is illustrated at Figure 1.  The character of the CWDCL land is examined in relation to that of the wider area as 
identified within Natural England’s National Character Areas.  The study area lies within NCA 38: Nottingham, Derbyshire 
and Yorkshire Coalfield [2].  
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Local Authorities often undertake landscape character appraisals which add a further layer of detail to that set out within 
the national areas.  Within the recently published Kirklees District Landscape Character Assessment [3], the northern 
parts of the site fall within Character Area LCA N1: Emley Moor and the southern parts of the site within character area 
LCA G10: River Dearne Valley.    

1.1.2  Landscape and Visual Appraisal

The process has been guided by the third edition of the document ‘Guidelines for Landscape and Visual Impact 
Assessment‘, published by Landscape Institute with the Institute of Environmental Management and Assessment [4]. 

‘Landscape and Visual Impact Assessment (LVIA) is a tool used to identify and assess the significance of and the effects of change 
resulting from development on both the landscape as an environmental resource in its own right and on people’s views and visual 
amenity.’ Para 1.1 P4 

The two distinct components of LVIA are:

 ‘1. Assessment of landscape effects: assess effects on the landscape as a resource in its own right;
 2. Assessment of visual effects: assessing effects on specific views and on the general visual amenity experienced   
by people.’ Para 2.21 P21 [4]

This report separates these elements into two distinct sections so that the differences can be clearly appreciated.
In order to satisfy the objective of this study, each section has been set out as follows:

Baseline Analysis - This is an analysis of the existing situation within and surrounding the CWDCL land.  It draws upon 
information gathered during a desk study and field survey work.  In relation to the visual amenity section, the area of 
study (extent of visibility) is also identified and visual receptors are selected and visited. Planning designations intended to 
protect landscape and visual amenity are also recorded.

Assessment of Landscape and Visual Effects - This part of the study describes the likely nature and scale of changes 
to landscape character and visual amenity.  The proposed development is studied and then compared against the baseline 
information to ascertain potential effects upon the landscape and visual amenity.  

To accompany the description of baseline and assessment information, a series of classifications have been applied to 
the landscape character of the site and each visual receptor.  These act as a summary and place a defined value on; the 
sensitivity of the character area/visual receptor, the magnitude of change and the subsequent significance of the effect of 
the development without mitigation.  
 
1.1.3 Sensitivity of Existing Landscape Character/ Visual Receptors

The sensitivity of the landscape to change is the degree to which a particular landscape can accommodate changes, or 
new features without significant detrimental effects to its essential characteristics.
The sensitivity of visual receptors will depend on three key factors:

 • The receptor’s activity whilst exposed to the view (work, recreational activities, resident);
 • Degree of exposure to view; and,
 • Period of exposure to view.

The sensitivity of landscape character or a visual receptor is defined as being High/Medium/Low, where High is the most 
sensitive.

General criteria for establishing the sensitivity of visual receptors and landscape character are set out in the following 

table.

Where viewpoint locations have more than one receptor, the impacts for those of greatest anticipated sensitivity will be 
used to determine the anticipated overall impact magnitude; thus ensuring the worst case scenario is reported.

1.1.4 Magnitude of Change

The magnitude of change is the ‘combination of the scale, extent and duration’ [5] of the development and its impact on 
landscape character and visual receptors.

In the case of landscape impacts this relates to:

•	 The size, extent or degree of change to landscape character or individual landscape features;

•	 Whether there is a direct impact resulting in the loss of landscape features or a change beyond the land take of the 
scheme having an impact on the character of the area; and,

•	 Whether the impact is permanent or temporary.

For visual impact this relates to:

•	 Degree of change to existing views;

•	 Distance of the receptor from the application site; and,

•	 Whether the impact is permanent or temporary.

Where appropriate mitigation is identified which could reduce the magnitude of change to effect upon either visual 
receptor or upon perceived landscape character and thus reduce the potential overall effect of development in these 
instances.

1.1.5 Heritage Asset Impact

In undertaking this appraisal, several Zones of Theoretical Visibility (ZTVs) have been prepared which illustrate the 
theoretical visibility from five selected locations within the grounds of Bretton Hall.  The assessments have been based 
upon locations where site work identified visibility towards the CWCDL land.  

Computer generated extents of visibility have been produced for each of the following scenarios, at five locations within 
the grounds of Bretton Hall. and one location within the Bentley Grange site.  

• The visibility of the CWDCL land only, but including key areas of woodland which act as a visual barrier.
• The visibility of 9m high buildings on the site, including key areas of woodland which act as a visual barrier.

Smeeden Foreman have prepared similar appraisals at the request of English Heritage and Historic England which 
demonstrate the theoretical visibility of the existing site with no development occurring on it so that a comparison can 
be made between the potential increased visibility of buildings on a site.  A building height of 9m represents the scale that 
would be anticipated from the type of development proposed.  

The ZTVs have been generated using LSS software and OS Landform Panorama data.

1.1.6 Green Belt

As part of the development of the Draft Local Plan, Kirklees Council has prepared a Green Belt Review and Outcomes 
Report [6] which includes “a review of the green belt edge and the land immediately beyond it to determine the degree of 
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constraint to development and the degree to which land performs a green belt role” section 1.3.3 [6].

In undertaking our appraisal of the Green Belt boundaries in proximity to the CWDCL land, we have reviewed the 
methodology set out by Kirklees Council within their Draft Local Plan Green Belt Review and Outcomes Report [5] and 
which we provide for reference at Appendix D.

The general approach taken by Kirklees is to assess the degree of constraint along the Green Belt edge and its 
relationship between the adjoining Green Belt land. The methodology outlines a series of tests, and are as follows;

• Test 1 - Level of constraint at edge (topographical, physical and environmental)

• Test 2 - Degree to which an edge performed a Green Belt role (test included purposes one to four of the Green 
Belt)

• Test 3 - Assessed parcels of brownfield land and considered whether the parcels could be recycled, and if they were 
correctly included within the Green Belt.

The outcomes for Tests 1 and 3 were graded in colours red, amber, green to illustrate the degree of importance to the 
role of the Green Belt. Test 2 used a more complex approach and made a distinction between purpose one (preventing 
merging) with purposes two, three and four (checking unrestricted sprawl, safeguarding the countryside from 
encroachment, and preserving the setting and special character of historic towns).  The outcomes from the assessment 
of purposes two, three and four were combined in a matrix to give an overall score for those elements. The study by 
Kirklees places more weight on coalescence and that if the outcome of this test is ‘severe’ then the other purposes are 
not considered. The NPPF does not state that any of these purposes hold more weight in relation to the function of the 
Green Belt.

1.2  The Site 

1.2.1  Topography

The existing levels on the CWDCL land fall from north west to south east, between approximately 115m and 95m at which 
point the land is bisected by Wakefield Road, and is bounded to the south by the River Dearne.  The land therefore has a 
south/south easterly facing aspect, with opportunities for views of the opposing valley side towards High Hoyland, which 
rises to 220m at Winter Hill to the south (refer to Figure 1.5). 

The part of the CWDCL land that lies to the south of Wakefield Road is generally level, with few undulations or variations 
in land form.   

The topography of the surrounding area is such that the network of relatively narrow valleys associated with small rivers 
and springs has created a landscape whereby upper valley sides prohibit views from one valley to the next and development 
having predominantly occurred within lowers areas, restricts visibility along the length of the valley.  

The former iron workings and coal mining industry of the area, although now redundant, has had a lasting effect upon the 
local topography.  Evidence of this can be seen in the form of spoil heaps colonised with vegetation.  To the north and north 
east of the site the distinctive remnants of iron workings can be seen as small mounds within areas of farmland.  To the west 
of the site, beyond Kiln Lane, the spoil heap associated with the former Park Mill colliery is a visible landform and includes 
tree and scrub vegetation, which screens the site from areas further to the west. 

1.2.2  Vegetation

The CWDCL land is surrounded by arable farmland with hedgerows and associated trees. Within the surrounding farmland 
there are areas of standing water (within a system of ditches), tall ruderal vegetation and broadleaved woodland. 

The CWDCL land to the north of Wakefield Road is divided into six fields which are separated by native hedgerows.  Trees 
within this part of the land are few and occur occasionally within the hedges and in a small group isolated within the most 
southerly of these fields.  To the eastern site boundary a small water course, which feeds into the River Dearne at the most 
easterly part of the site, is flanked by mature trees and divides farmed fields from an area of unmanaged grassland which 
runs perpendicular to the water course.

Land south of the A636 comprises arable fields, species-poor semi-improved grassland, hedgerows, tall ruderal herb, scattered 
scrub, bramble scrub and standing water.  A hedge, which runs from the northern boundary to the eastern boundary, bisects 
the site. The site is bound to the south by the River Dearne and to the east by native hedgerows and a ditch system.  Beyond 
the site boundary to the west lies an area of designated common land and a Grade II Listed packhorse bridge.

1.2.3  Boundaries

The boundary of the CWDCL land as shown at Figure 1.1 utilise landscape elements which provide an existing edge 
against which development could occur and which could provide opportunities to define a strong new Green Belt 
boundary.  The boundaries of the site shown on the draft allocation map (Figure 1.2), generally follow existing landscape 
pattern and features and replicate those of the CWDCL land with the exception of the northern boundary, where the 
CWDCD land proposes the utilisation of the existing lane which provides access to Gillcar Farm and which extend 
along the majority of the northern boundary of the CWDCL land.  Beyond this to the north, overhead lines pose future 
constraint to future encroachment in this direction (refer to Figure 1.6).   

The southern boundary follows the route of the River Dearne, the eastern boundaries are defined by an existing roadway 
and water course and the western boundary runs along Kiln Lane.  To the north however, the Council have set an 
arbitrary line across several fields which does not utilise field boundaries, or other existing landscape features, and which 
we would raise concerns over the appropriateness of this boundary in terms of meeting the purposes of the Green Belt. 

Image 2.1 - 2.4 The land to the northern side of Wakefield Road Image 2.5 The land to the south of Wakefield Road
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2.0  Landscape Character

2.1 Wider Landscape Character 

The study area, as previously set out (see section 1.1.1) sits within NCA 38, Nottinghamshire, Derbyshire and Yorkshire 
Coalfield [2].   

Some of the key characteristics of these Character Areas are identified as:

• A low-lying landscape of rolling ridges with rounded sandstone escarpments and large rivers running through broad valleys, 
underlain by Pennine Coal Measures.

• Local variations in landscape character reflecting variations in underlying geology.
• A mixed pattern of built-up areas, industrial land, pockets of dereliction and farmed open country.
• Small, fragmented remnants of pre-industrial landscapes and more recent creation of semi-natural vegetation, including 

woodlands, river valley habitats and subsidence flashes, with field boundaries of clipped hedges or fences.
• A strong cultural identity arising from a history of coal mining, steel making and other heavy industry which resulted from the 

close relationship between underlying geology and resource availability, notably water power, iron ore and coal.
• Many large country houses and estates established by wealthy industrialists in the 18th and 19th centuries and ancient 

monuments create focal points and important recreational opportunities within the landscape, such as Bretton Hall, Wentworth, 
Woodhouse, Temple Newsam, Nostell Priory, Bolsover Castle and the ruins of Codnor Castle.

• Widespread influence of transport routes, including canals, roads and railways, with ribbon developments emphasising the urban 
influence in the landscape.

• Continuing development pressure including land renewal and regeneration projects, especially along river corridors and around 
towns.

Characteristics of the NCA are evident within the study area and it is our assessment that the CWDCL land and 
surrounding landscape conforms with the characteristics above set out within the character area document.

As previously described, the land comprises agricultural land within the Green Belt designation.  64% of the land within 
NCA38 is situated within the Green Belt.  

Inclusion of new buildings on the CWDCL land providing employment use would reflect the mixed nature of this wider 
character area which displays industrial remnants, agriculture and settlements of varying size and character residing within 
an area of narrow valleys.  There is variety in both natural and made-made landscape elements which we consider would 
not be materially altered by the development of either the Council’s allocation area or the CWDCL land. 

2.2  Local Landscape Character

As previously identified, the Kirklees District Landscape Character Assessment [3] identifies areas of local landscape 
character.  The site is located on the cusp of the River Dearne Valley character area (LCA G10) and Emley Moor character 
area (LCA N1).  The key elements of relevance to the site and the wider study area are set out as follows: 

LCA N1:
• Crossed by small dykes and becks, some of which originate on the higher ground within the NCA.
• This area is part of the South Yorkshire Coalfield, with Millstone grit overlain by the mudstone, siltstone and sandstone of the 

Pennine Coal Measures, with seams rich in coal and iron.
• Frequent woodland cover, with a mixture of broadleaved copses and plantation, although this is generally scattered across the 

moor and large blocks of woodland are not a common occurrence.   
• Woodland is generally found in blocks with straight edges which are coincident with field boundaries.  In-field trees are 

uncommon.

• Mixed field pattern, witht he scale of the fields dictated by the topography of the land.  Hedges, post ad wire fencing and 
gritstone walls enclose the fields.

• Rich coal mining heritage, with pre-historic iron ore mining also being evident within the landscape.  There are designated 
remains of day holes (adits); medieval mines.

• Emley Moor transmitting station is located one mile west of Emley, which at 330m tall is the tallest free standing structure in 
the UK and is a prominent feature across the district.

• The Kirklees Way crosses through the eastern part of the LCA and goes through Flockton, while there are other locally 
promoted routes including the Emley Circular Trail and the Emley Village  Walk.  Pg 62-64 [3]

LCN G10:

• The River Dearne is joined by smaller tributaries including Baildon Dyke, Nine Clogs Dyke and Park Gate Dyke which join the 
River Dearne.

• A high level of broadleaved woodland cover, particularly on the slopes adjacent to watercourses and to the west of Denby Dale.
• Fields are mostly small scale, forming a variety of regular and irregular patterns.
• Land use also varies; the mix of arable and pastoral fields creating a mosaic of colours and textures which change with the 

season. 
• An assortment of field boundaries is also evident, with a mixture of hedges, fencing and traditional stone walls.
• The primary settlements in this LCA are Clayton West and Denby Dale, which both grew as a result of the 18th and 19th 

century coal and textile industries.
• The main road servicing this area is the A636, which runs along the valley floor.  This road meets the main A635 west of Denby 

Dale.
• The main valley floor is densely settled and has a peri-urban feel.
• Most of the valley is visually enclosed by the sloping valley sides 

and the significant woodland cover, although there are some 
more extensive views to the south over Barnsley District from 
higher slopes.  Pg 50-51 [3].    

All three of the local character areas include reference to the 
Registered Park and Garden of Bretton Hall, which lies to the 
east of the CWDCL land and is included within LCA G10 
and N2, although the majority of the designation falls within 
Wakefield District.  

As set out within our methodology, we have undertaken field 
work which considers the sensitivity of local landscape character.  

We consider that surrounding rural landscape (those identified 
as LCAs N1 and N2 [3], within which Clayton West is situated, 
to be of medium sensitivity in that it contains land which 
is of positive character, with areas of recognisable landscape 
structure with some elements or features which are visually 
notable and worthy of conservation (such as Emley Transmitter, 
key woodland blocks or distinctive field pattern).  However 
the landscape also contains evidence of elements (such as 
historic industrial land uses and human influence) which act as 
detractors and result in a landscape of moderate condition with 
a reasonable sense of place.  
 
To the east, the parkland landscape of Bretton Hall and which is 
considered to be of high sensitivity, which is reinforced by it’s 
designation status.

Image 2.1 View east along Wakefield Road

Image 2.2 Clayton West situated within the lower 
valley landscape
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The parkland landscape of Bretton Hall and gardens is very well contained by belts of deciduous and coniferous woodland 
and undulating land form and also including isolated mature parkland trees.  The CWDCL land would be located adjacent 
to the eastern edge of Clayton West and would reflect the developed nature of the settlement which includes some 
existing larger scale commercial and industrial buildings.  In consideration of the contained nature of the Bretton Park 
landscape, development of the land is unlikely to have any effect upon this landscape character.  Further consideration of 
potential impacts upon this heritage asset is considered at section 5.0.

While the landscape surrounding the CWDCL land is generally of a positive character, it is not without features which 
indicate both the former and present mixed land use and acts to demonstrate the changes over time of the demands of 
the local population.  These include the remnants of the iron workings, spoil from past mining operations, the Kirklees 
Light Railway, (which historically acted to serve the demands of the two collieries in the area and which now operates 
as a visitor attraction) and new development within Clayton West interspersed with mill buildings now housing new 
businesses.    Image 2.1 shows the view east, towards the site along Wakefield Road and includes mill buildings, and new 
development in the form of the petrol station and the railway bridge which crosses the road in the distance.  While much 
of the housing within Clayton West is located rising up the southern valley side, the urban areas appear conjoined with 
Scissett to the west and is percieved as a linear settlement, with businesses and industry situated in the lower valley areas 
in proximity to Wakefield Road and the River Dearne.  

While it is acknowledged that the green field land to the periphery of Clayton West (Image 2.2) and other outlying 
settlements is of a positive character, development of the CWDCL land would continue the existing urban form along 
Wakefield Road, continuing the linear form of the existing settlements along the valley and partially up the northern valley 
side.  

Larger buildings in the form of former mills and more recent industrial and commercial development is located 
predominantly within the valley floor of Clayton West near key transport routes and the water source of the River 
Dearne.  Smaller scale buildings extend up the sides of the valley,  with intermittent larger scale buildings occurring at 
farms.   

We recommend that development of the CWDCL land should respond to the principle set out above, whereby larger 
buildings occupy lower areas and reduce in height and scale with elevation.  Such an approach would assist in the 
assimilation of development into the wider, existing, settlement pattern.

12
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3.0 Other Applicable Statutory and Non Statutory Landscape Designations and   
 Classifications 

3.1 Local Nature Reserve (LNR) and Local Wildlife Site (LWS)

Part of the study area encompasses land that is designated as a Local Nature Reserve of Bretton Country Park and 
Bretton Lakes LWS.  These areas are located approximately 2.15km and 760m to the east of the site respectively.  
Development of the CWDCL land would not have any direct impact upon these designations and potential impacts would 
relate to landscape character (as previously discussed) and key views (see section 5.0).  

 
3.2 Scheduled Ancient Monuments

There are two designated Scheduled Ancient Monuments (SAMs) within the study area, as shown on Figure 3.1.  Both 
sites relate to past coal and iron mining.    

Development of the CWDCL land is not considered to have a direct impact upon these sites in respect to landscape 
or visual impacts due to the distance from the development and the extent of intervention by landscape elements and 
topography.  Further assessment work has been undertaken in relation to the Bentley Ironworks and this is contained at 
section 5.3.  

3.3 Listed buildings

There are no listed buildings or structures within the CWDCL land.  To the south of the land are two listed bridges 
(70m) and properties at 3-4 Manor Road (110m) and to the north the farmhouse and farm buildings at White Cross Farm 
(600m) are Grade II listed.    Listed buildings within the study area are shown on Image 3.2.  

No direct impact upon the reasons for the listings are anticipated as a result of development of the land.  In undertaking 
site work, we consider that development of the allocation site or the CWDCL land would not impact upon the reasons 
for their designations.  

3.4 Registered Parks and Gardens

There is one Registered Park and Garden within the study area.  This is that of Bretton Hall to the east of the site, as 
outlined on Figure 3.  Further, more detailed appraisal has been undertaken of the potential impact upon this designation 
as a result of the development of the land (see section 5.0).  

3.5 Tree Preservation Orders

Kirklees Council online mapping shows that none of the trees within, or adjacent to the site are subject to Tree 
Preservation orders (http://map.kirklees.gov.uk/treepreservationorders/Map accessed 09/12/2015).  
   

3.6 Public Rights of Way (PROW)

There are two Public Rights of Way which follow routes within the CWDCL land and the proposed allocation site.  These  
could be affected through development of the allocation site or the CWDCL land.  The locations of Public Rights of Way 
within the study area are shown on Figure 4.1.  

Public Right of Way (Ref DEN 14/10) follows a route within from Gillcar Farm to the south western corner of the 
land where it emerges on Kiln Lane.  In consideration of the sloping topography at this location it would be anticipated 
that the route of this PROW would be diverted.  While a change to the nature of the route would occur, the present 
connection with Kiln Lane provides no pedestrian pavement near the junction between Kiln Land and Wakefield Road and 
a diversion could provide a safer connection of a similar distance, to Wakefield Road and the amenities beyond.  

Right of Way DEN 13/10 is located within the southern part of the site and provides a link between the lane that leads to 
Clayton Hall Farm, and Wakefield Road.  There could be potential to divert this route along the most southerly boundary 
adjacent to the River Dearne.  While new development would be visible to the north, through detailed design of these 
most southerly parts of the site, a diverted route has the potential to offer an improvement to the condition and quality 
of the route.  There would be the potential to connect the route with the existing community landscape which is located 
beyond the site to the west.   

Right of Way (Ref DEN 101/10 runs along the access drive which leads from Kiln Lane to Gillcar Farm.  Development of 
the site could take place without direct impact upon this route.  Visual impacts upon Public Rights of Way are outlined in 
section 4.0.  

Users of public rights of way were considered at the majority of viewpoint locations within the study area.  Please refer to 
section 4.0. 

Image 3.2 Listed Buildings (taken from http://list.english-heritage.org.uk, accessed 18/12/2014

CWDCL land
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residential land use occurs along Wakefield road which the development of the land would extend further to the east, 
but may not be inappropriate subject to detailed consideration of scale and massing within it. 

 
• As noted above, receptors at Viewpoint 7, and to a degree, Viewpoint 6 on the route of the Dearne Way, experience 

a transition between the urban edge of Clayton West and the wider landscape.  At these locations, the route follows 
a narrow path along the edge of a field.  The quality of the landscape is moderate and views are relatively contained 
by trees and hedges in the valley bottom.  While the Sewerage Works to the east of the site aren’t highly visible from 
more distant locations, receptors are aware of this infrastructure as they pass through this area. 

• Numbers 6, 7, 9, 10 and 13 are located on Public Rights of Way, with 9, 10 and 13 situated adjacent to the site.  As 
would be expected, development of the land would appear to be a new element within views of these receptors, 
although existing trees located along the River Dearne and also along the site’s eastern boundary act to filter views. 

4.2 Wider Views

More distant views are predominantly from Public Rights of Way, with a few isolated residences.  Generally these locations 
are on more elevated valley sides, with the exception of Viewpoints 4 and 5 which follow the Dearne Way along the valley 
bottom.  

• Viewpoints 4 and 5 are located along the Dearne Way recreational route from the point at which the path leaves 
the grounds of Bretton Park and continues west towards the CWDCL land and Clayton West.  At Viewpoint 4 the 
CWCDL land is largely obscured by intervening vegetation and land form.  As receptors travel east the CWDCL land 
located south of Wakefield Road is afforded good screening by trees located along the river.  The fields adjacent to 
Wakefield Road to the north become more visible as receptors move west.  The green roof of buildings at Park Mill 
are discernible and development of the land would comprise a perceivable increase in the built form within existing 
views, although views would be filtered by intervening vegetation and development of the land would have little 
impact upon other key elements within the landscape.  Careful siting, scale and material choices would be beneficial to 
lessen the appearance of development within the landscape. 

• There are a network of Public Rights of way which extend from the CWDCL land to the north, towards a ridge at 
Ash Lane and also to the south towards a ridge at Litherop Road.  These two ridges denote the extent to which 
development within the CWDCL land has the potential to be visible in these directions.  Viewpoint 2 on the Kirklees 
Way at Clayton Hall Farm considers the change which may be visible from users of this Right of Way; residents of 
one property at the farm, and users of rights of way further to the south.  Viewpoint 3 to the east is representative 
of views for residents of a further dwelling with views along the Dearne Valley towards the site.  Views are generally 
broad and feature Emley Moor Transmitter on the horizon to the north west.  Much of the village of Clayton 
West is obscured by land form and only the lower, most easterly extents feature within views.  Views also include 
larger buildings of the existing factory and units within Park Mill.  Excepting this, the view is of a rural nature and 
development of the site would comprise a notable increase to the extent of built form within the view.  Development 
should respond to the character of the local area and careful consideration of scale, massing and materials would be 
necessary to minimise the impacts upon these views. 

• From elevated areas to the north, the CWDCL land is largely obscured.  There is little opportunity for views from 
roads or properties at Emley Woodhouse or Hag Hill due to topography and boundary walls and hedges which 
prohibit views.  Viewpoints 14 and 15 illustrate the nature of views where gaps in vegetation permit.  These are 
from Public Rights of Way at locations where open views are afforded.  Viewpoint 15 also reflects the view from the 
adjacent farm house.  From these areas the built form of Clayton West is a more prominent element within views 
and the mixture of large scale buildings and residential areas is evident.   The farm buildings at Gillcar Farm are visible 
within the middle ground and development within the CWDCL land would be seen adjacent and beyond these, 
although much of the land would be invisible as the site drops away to the south.  Development of the CWDCL 
land would result in the edge of Clayton West appearing closer to the receptor.  It is recommended that the scale, 
materials and height of new buildings be reflective of that of the Gillcar Farm buildings and an opportunity to provide 

20

4.0  Visual Amenity

Visual amenity is influenced by two factors.   Firstly the sensitivity of the users of a particular visual receptor to changes in 
the view.  This depends upon their immediate environment, and their activity.  Guidance and the methodology followed is 
set out at section 1.1.1.

The second element to consider is the magnitude of change within the landscape.  This is the difference between existing 
conditions and those proposed.

The combination of these factors and the potential for immediate or longer term mitigation can be judged and an opinion 
made as to the immediate and longer term potential impacts from development and their significance.  

Through desk and field based study, fifteen receptor locations were identified as having the potential to experience a 
visual change as a result of development within the site (either the allocation site or the CWDCL land).  Figure 4 shows 
key viewpoints which have been visited during this site assessment.  It is the intention that these may be subject to further 
detailed analysis forming part of a full LVIA, and at such point final viewpoint locations would be agreed with the Planning 
Authority. 

4.1 Local Views

Local views (those from within approximately 600m of the site) are varied both with respect to the type of receptor, the 
nature of the existing views and the extent to which the land is visible.  As illustrated on Figure 4, visibility of the land 
from areas to the west is afforded a significant level of screening by land form and intervening buildings to the extent that 
with the exception of very local receptors (within approximately 100-150m) development occurring within the CWDCL 
land would not be discernible.  Although running adjacent to the western boundary, views from Kiln Lane into or across 
the site for motorists are not available due to the enclosed nature of the road with tall hedges and a bank which forms 
the boundary in this location.  

Residents with relatively local views are principally farm houses (considered at Viewpoints 2 and 15: Images 4.1 and 4.2) 
or a few properties orientated towards Wakefield Road within a modern housing development at Whinmoor Drive 
(Viewpoint 8: Image 4.3).  Views towards the CWDCL land from other residential areas of Clayton West are afforded 
screening by other buildings and landscape, as illustrated in Image 4.4 at Viewpoint 11 and  Image 4.5 at Viewpoint 12, the 
Millennium Green.  

• There are two residences located on Whinmoor Drive, approximately 95m from the site, with direct views of the 
part of the site to the north of Wakefield Road.  Views may be possible from principal rooms within the property.  The 
existing conditions are such that at present views principally extend towards the property located to the northern 
side of Wakefield Road across a small area of designated common land and a Grade II listed bridge.  There is some 
intervention  in views in the form of trees and the extent of the land that is visible is restricted by these trees and the 
orientation of receptors, to part of the most southerly field.  

• With the exception of the farmhouse at Gillcar Farm, most other receptors in very close proximity to the CWDCL 
land are users of the Public Rights of Way in the area, several of which run within and alongside the land and 
include the Kirklees Way which runs along the eastern boundary and also motorists travelling through the site on 
Wakefield Road.   The farm house at Gillcar Farm has a narrow field of view towards the land and experiences some 
screening by farm buildings and vegetation.  Users of the public footpath DEN 14/10 would experience a change to 
the type of landscape through which they are moving; one of a rural nature to one of a developed character.  This 
may not be dissimilar to other footpaths within the area where they transition between rural and urban areas, such 
at that experienced at Viewpoint number 7 where the Dearne Way passes next to an existing large scale factory.   
Development of the land would constitute an extension of other urban land uses which exist in this area; the factory 
building to the south is highly visible throughout the surrounding area and other commercial, employment and 
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new tree planting to the peripheral areas of the land should be considered which would assist in integrating the new 
buildings into the wider landscape.    

• Development of the site may be visible within views from some distant locations such as a residence at Viewpoint 
location 17, however from this elevated location views are broad and extend to the north west and north east.  The 
settlement of Clayton West appears among trees within the lower middle ground.  Development within the site would 
be discernible and would be seen set behind the existing built form of other parts of the village and would comprise 
a visible change within the view.  However it is considered that due to the distance of the receptor and the extent 
of existing views, development which responds to the character of the area may have a minor impact upon these 
receptors.  

21
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Viewpoint Location 1 - View north from the Kirklees Way.  

Viewpoint Location 2 - Kirklees Way and residence at Clayton Hall Farm 

Viewpoint Location 3 - Public Right of Way at Litherop Road

CWDCL land

Emley Moor Transmitter
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Viewpoint Location 6 - Dearne Way south of the CWDCL land

Viewpoint Location 4 - Dearne Way east of the CWDCL land

Viewpoint Location 5 - Dearne Way east of the CWDCL land

Emley Moor Mast

Viewpoint Location 7 - Dearne Way south of the CWDCL land
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CWDCL land

CWDCL land (behind trees)
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Viewpoint Location 8 - View from residential properties on Whinmoor Drive

Viewpoint Location 9 - Kirklees Way/ Wakefield Road looking west at the boundary of the CWDCL land and the Council allocation site

Kirklees Way adjacent to the eastern boundary of the CWDCL land and the Council allocation site

Viewpoint Location 10 - Kirklees Way adjacent to the northern boundary of the CWDCL land

CWDCL land

CWDCL land

CWDCL land (behind trees)
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CWDCL land

Viewpoint Location 11 - Clayton West cricket ground

Viewpoint Location 12 - View towards the CWDCL land from the Millennium Green Viewpoint Location 12 - View south (away from the site) from the Millennium Green

Viewpoint Location 13 - Public Right of Way at Gillcar Farm at the northern boundary of the CWDCL land
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CWDCL land (behind buildings)
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Viewpoint Location 14 - Public Right of Way at Hag Hill 

Viewpoint Location 15 - Public Right of Way near White Cross iron workings

Viewpoint Location 16 - St. Deny’s Church

Viewpoint Location 17 - Rear of residential property on Bank End Lane
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5.0 Heritage Assets

5.1 Introduction

Smeeden Foreman Ltd have been appointed to consider potential impacts upon the Scheduled Monument of Bentley 
Grange ironstone pits and the Registered Park and Garden of Bretton Hall that may arise from the development of 
land the Council’s draft allocation (see Figure 5.1 below) and the CWDCL land.   The location of the various viewpoints 
relative to the heritage assets and the CWDCL land is shown at Figure 5.2.

We will identify instances where the impacts could vary between the draft allocation site E2333a and the CWDCL land.  

Figure 5.2 Viewpoint locations from heritage assets

Figure 5.1 Extract of Kirklees (South East) Policies Map

Scheduled Ancient Monuments
Mediaeval Ironstone pits of Bentley 
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This viewpoint is located on a restricted byway (ref: RST BWY 9 West Bretton) follows a route broadly north west - 
south east which is generally perpendicular to the location of the CWDCL land.  Opportunities for visibility towards the 
land are greatest when travelling in this direction.  

This viewpoint is situated at an elevated location within the most northern area of the grounds of the park.  The landscape 
within the park at this point includes mixed evergreen and deciduous plantations, and which frequently define the 
peripheral areas of the park.  To the east of the right of way isolated mature trees contribute to the parkland landscape.  
To the west of the right of way, as the land drops towards Wakefield Road, trees are located within belts of woodland 
plantation and views above these extend to the south west where the woodland on Hoyland Bank is prominent on the 

horizon.  To the south the parkland landscape extends up the opposite valley side.  

To the west, within the lower Dearne Valley, the settlement of Clayton West is visible set within trees.  The upper parts of 
a factory located to the south of the River Dearne is visible beyond the tree-lined river.  In the direction of the site there 
is a strong pattern formed by field hedgerows, beyond which the site is situated.

Although as illustrated in the ZTVs the CWDCL land is visible, development occurring within it would form part of wider 
views available at this location and would be seen within the existing context of the edge of Clayton West. It is considered 
that although a change could be appreciated there would remain a strong sense of separation between the parkland 
landscape and the redefined edge of Clayton West and which may not present any harm to the setting of this heritage 
asset.  

5.2 Bretton Hall
Viewpoint Location 01

Image 5.1

Approximate extent 
of CWDCL land

Figure 5.1 Zone of theoretical visibility of ground level Figure 5.2 Zone of theoretical visibility of 9m buildings
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The heritage asset comprises several elements of varying character; the areas in proximity to Bretton Hall contain a 
high proportion of mature parkland trees and swathes of woodland which significantly contain the setting of the Hall 
and focus views from the building across the valley to the south.  The bridleway along which this assessment is made 
follows a route along the outer edge of trees that define the more formal grounds within which the Yorkshire Sculpture 
Park is situated (Ref: BRDLWAY 7 West Bretton).

Images 5.2 to 5.4 show the way in which visibility changes along this part of the bridleway.  The ZTVs produced at 
Figures 5.3 and 5.5 are from location B.  Our site work concurs with the illustrated partial visibility of the site afforded 
from this location, although views are significantly channelled by trees and woodland in proximity to the route.  

There is a distinct change in character at this location with the park.  The landscape to the east is of dense woodland 
associated with the parkland and the land to the west is reflective of the wider farmland character and while being of 
high quality, the parkland aesthetic which is observed in closer proximity to Bretton Hall itself is largely absent at this 
location. 

Views extend towards Clayton West and Scissett, parts of which are visible extending up the valley sides and where 
development occurs on higher areas of land.  On the horizon numerous wind turbines are visible.  The factory adjacent 
to the River Dearne and the low rooflines of buildings within Park Mill to the south west of the site are discernible and 
overall the landscape elements visible within views are mixed, but are generally of high quality where settlement and 
urban form is seen within the wider agricultural landscape.
  

Bretton Hall
Viewpoint Location 02

Figure 5.3 Zone of theoretical visibility of ground level Figure 5.5 Zone of theoretical visibility of 9m buildings

Figure 5.4 Image location plan

B

A

C

Due to the transitory nature of receptors along 
the right of way and some intervention provided by 
existing tree belts, anticipated visibility is limited to 
this section of the right of way.  

Where receptors are located on higher ground, 
increased visibility is afforded, however development 
occurring within the land would appear below the 
level of the receptor and within the context of 
the broader views obtained through the increased 
elevation of receptors.  As the elevation of the 
PROW reduces, views become more focussed upon 
the landscape in closer proximity to receptors 
(Image 5.4 on page 37).

Where visibility does occur, new buildings within 
the CWDCL land would be distinguishable in the 
distance but we consider that the change to views 
would be limited to the extent that it would not 
harm the setting of the designation or reason for 
it’s designation.                
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Approximate extent 
of CWDCL land

Approximate extent 
of CWDCL land

Approximate location of 
CWDCL land

Image 5.2 View south west from location A on the image location plan at Figure 5.4

Image 5.3 View south west from location B on the image location plan at Figure 5.4

Image 5.4 View south west from location C on the image location plan at Figure 5.4
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From this location to the southern elevation of Bretton Hall, much of the views extend across the parkland landscape 
within the extent of this designation.  An exception lies where a distant view extends to the urban areas of Kexbrough in 
the distant south east and where there exists visibility of existing large scale buildings within the distant landscape.  

While views extend to the opposite valley side, the presence of trees which surround the house and lake channel views 
across the valley and also act to divide the foreground from the distant areas of the park to the south of the lakes.

Views in the direction of the CWDCL land do not extend beyond the landscape in proximity to the viewpoint location.  

There would be no impact upon views arising from the development of the CWDCL land.   

Bretton Hall
Viewpoint Location 03

Approximate site 
extent

Image 5.5 Panoramic view from Bretton Hall

Figure 5.6 Zone of theoretical visibility of ground level Figure 5.7 Zone of theoretical visibility of 9m buildings
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Oxley Bank is a ridge which forms part of the eastern boundary extent of the Registered Park and Garden (as shown at 
Figure 3.1).  Much of the grounds of the park to the south of the lakes are shown as being beyond the areas within which 
there could be theoretical visibility, however there is very small potential for visibility of buildings within the site from 
Oxley Bank.  

The foreground within the view extends to the north west across much of the landscape of Bretton Hall, with dense 
wooded areas and isolated parkland trees comprising key elements of the view.  Buildings are few and are mainly those 

Bretton Hall
Viewpoint Location 04

Figure 5.8 Zone of theoretical visibility of ground level Figure 5.9 Zone of theoretical visibility of 9m buildings

Image 5.6 View west from Oxley Bank

Round Wood Approximate location of 
CWDCL land Bretton Hall
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within the grounds of Bretton Hall.  Distant views extend north west and the Grade II Listed transmitter at Emley, which 
stands at over 330m in height, is prominent on the horizon to the west.  

As shown at Image 5.6, although views from the length of Oxley Bank predominantly extend to the west, towards the Site, 
the ridge upon which Litherop Road is located, provides screening to areas of the lower valley within which the CWDCL 
land is located.  Screening is compounded by the woodland belts located within the western parts of the estate.  Figures 
5.8 and 5.9 are considered to be a good representation of the anticipated lack of visibility of development of the land 
which could occur and we don’t consider that development of the land would impact upon views, setting or character 
from this area of the heritage asset.  
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A narrow view is available from a limited area of the Yorkshire Sculpture Park visitor centre and adjacent landscape.  There 
are very limited opportunities for distant views from the visitor centre of the Yorkshire Sculpture Park which is located 
within the grounds of Bretton Hall.  Despite the elevated nature of some areas of the park, the location from which the 
Image at 5.7 above is taken was available from the path which connects the main visitor centre with the Bothy Gallery and 
is at a distance of approximately 2.3km from the CWDCL land at its nearest point.  

The landscape in proximity to the visitor centre and galleries and gardens in these parts of the park contain a large 
number of mature parkland trees which prevent distant views from many of these areas.  

Some visibility is afforded where there is variation in tree heights and where these occur views extend across the park 
towards Hoyland Bank in the south and, as shown at Image 5.7, towards Clayton West. 

Although views towards the CWDCL land are afforded and development occurring within the land could be discernible, 
the opportunity for these views is very limited and it is not considered that the change within the view would be of 
detriment to the experience of receptors or impact upon the heritage asset due to the distance of the site in combination 
with the prevalence of other elements and features within both the foreground and middle ground which are the main 
focus within views.  

Bretton Hall
Viewpoint Location 05

Image 5.7 

Approximate extent 
of CWDCL land

Figure 5.6 Zone of theoretical visibility of ground level Figure 5.7 Zone of theoretical visibility of 9m buildings

High Hoyland
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This viewpoint is located to the southern part of the designation on the route of the Barnsley Boundary Walk, which is 
a local recreational route which broadly circumnavigates the Barnsley District and which passes through the designated 
parkland landscape of Bretton Hall at a distance of approximately 1.1km from the CWDCL land at its nearest point.  

The extent of mixed woodland to the periphery of the designated area prohibits views for much of the route within the 
designation.  The local topography to the west is also restrictive to views in the direction of the site.  

Image 5.8 above is located at part of the route which experiences a relatively open aspect.  Views extend principally to 
the north towards the River Dearne and the woodland-flanked lakes which lie south of Bretton Hall.  Mature woodland 
copses which occur in proximity to receptors on this route form distinct elements which prohibit and channel views, as 
shown in the view from Image 5.8.  

The opportunity for a view towards the CWDCL land is limited and would theoretically occur for a short section of the 
footpath where a gap between woodland located along Litherop Lane could facilitate a narrow view.  However, as this 
would be perpendicular to the direction of travel, it is unlikely that visibility of development would be appreciated from 
this distance and intervening landscape elements create a strong propensity for views in other directions.      

Bretton Hall
Viewpoint Location 06

Image 5.8  View to the west from the route of the Barnsley Boundary Walk 

Bretton Hall

Approximate location of 
CWDCL land
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The area of the designation extends from a distance of  approximately 700m to 1.1km from the CWDCL land at its 
nearest point.

There is very limited opportunity for visibility from the area of this designation.  The local topography and the nature of 
the bell pit landscape prohibit views towards the CWDCL land from much of the area.  Existing hedges and trees filter 
views from the most south western corner of the site, however there is some likelihood that from a very limited area of 
the workings potential buildings within the highest parts of the development area could be determinable and seen within a 
narrow view that is available towards Clayton West (see Image 5.10 above).  

The Theoretical ZTVs shown at Figures 5.9 and 5.10 illustrate potential visibility from two areas of the site.  These 
illustrate the benefit afforded by the moderate height of the vegetation that flanks the water course which flows from this 
location towards Wakefield Road.  This hedgerow has been assessed to be an average of 4m in height, although trees and 
gaps provide variation along the extent of the hedgerow.  

There is not presently public access to the iron workings site.  Were this to change in the future it would be unlikely 
that development within the CWDCL land would be discernible to the casual observer.  Views from the designation area 
extend principally to the east and south and the CWDCL land appears removed from the urban influences which exist 
within Clayton West and Scissett along the Dearne Valley to the west.  

5.3 Bentley Grange Medieval Ironstone Pits
Viewpoint Locations 01 and 02

Image 5.9 View east from location 01

Approximate location of 
CWDCL land

Image 5.10 View west from Location 01

Figure 5.8 Zone of theoretical visibility of 9m buildings from location 1
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Image 5.11 View south from Location 02

5.4 Summary of Potential Impact upon Heritage Assets

5.4.1  Bretton Hall

The viewpoint locations included within the Bretton Hall registered park are considered to be a good representation of 
the few locations from within the designation from where the site may be visible.  

As demonstrated, the extent of woodland within the designated landscape provides significant screening from most 
viewpoints.  Where views may be afforded, these are from peripheral areas, mainly those to the west, and from which 
views are channelled between areas of existing woodland.  From other views, these areas of woodland prohibit views of 
the CWDCL land.

Potential impacts are considered to be limited to occasional, narrow views that are afforded from short sections of Public 
Rights of Way which are located within the designation.  Where development within the site may be discernible, the 
CWDCL land is at such a distance from receptors, that the development would comprise a minor addition within the 
distant landscape and is not considered detrimental to the existing landscape quality or features which form a setting to 
the designation. 

Overall, the anticipated impact of the CWDCL land would be negligible in that there would be no obvious change to 
the existing landscape quality, the character or setting of the designation would remain intact and visibility towards the 
land from areas within the designation is limited.  Where mitigation is proposed in relation to local landscape and visual 
effects of development (refer to section 6.0), it is considered that this would also benefit the few instances where visibility 
does occur.   

5.4.2  Medieval Ironstone Pits of Bentley Grange

With respect to the Scheduled Monument of the Medieval Ironstone Pits of Bentley Grange, despite the proximity of the 
CWDCL land, it is unlikely that development within the land would be visible due to the local topography and the bell pit 
features within the designation and vegetation between the Site and the designation which acts to screen views towards 
the land.  

The anticipated impact upon this designation, it’s character and setting is considered to be that of negligible.         
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6.0 Green Belt

6.1 Introduction

One of the twelve core planning principles set out within the NPPF is that planning should:  “take account of the 
different roles and character of different areas, promoting the vitality of our main urban areas, protecting the 
Green Belts around them, recognising the intrinsic character and beauty of the countryside and supporting 
thriving rural communities within it”  [6]

The difficulties faced in areas where Green Belt comprises a high proportion of land is to determine locations appropriate 
to accommodate new growth to sustain local communities in the future.  The land at Wakefield Road (draft allocation site 
E2333) is the only site within the Kirklees South East Policies Map area allocated for employment use within this part of 
the Kirklees District (Appendix A).  The site lies within land which is presently located within the Green Belt and has been 
deemed appropriate for release by the Council.  This section examines the appropriateness of the Council’s suggested 
allocation site boundaries and makes recommendations where appropriate.    

6.2 Protecting Green Belt Land

‘The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their permanence.’ Para 79 [6]

The NPPF states that Green Belt serves five purposes:

• ‘To check unrestricted sprawl of large built up areas;
• To prevent neighbouring towns merging into one another;
• To assist in safeguarding the countryside from encroachment;
• To preserve the setting and special character of historic towns ;and
• To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.’ Para 80 [6]

Development occurring within the Green Belt must utilise, or create a strong new boundary which must be robust and 
defensible against future development demands in order to achieve the objectives of the Green Belt, as set out at within 
the NPPF.  Paragraph 85 outlines six factors local authorities should consider when defining Green Belt boundaries.  These 
are as follows:

• Ensure consistency with the Local Plan strategy for meeting identified requirements for sustainable development;
• Not include land which it is unnecessary to keep permanently open;
• Where necessary, identify in their plans areas of ‘safeguarded land’ between the urban area and the Green Belt, in order to 

meet longer-term development needs stretching well beyond the plan period;
• Make clear that the safeguarded land is not allocated for development at the present time. Planning permission for the 

permanent development of safeguarded land should only be granted following a Local Plan review which proposes the 
development;

• Satisfy themselves that Green Belt boundaries will not need to be altered at the end of the development plan period; and
• Define boundaries clearly, using physical features that are readily recognisable and likely to be permanent’ Para 85 [6].

6.3 KMBC Site Allocation

As part of the development of the Draft Local Plan, Kirklees Council has prepared a Green Belt Review and Outcomes 
Report [5] which includes “a review of the green belt edge and the land immediately beyond it to determine the degree of 
constraint to development and the degree to which land performs a green belt role” section 1.3.3 [5].  

Figure 6.1 reproduces the assessment prepared by Kirklees in relation to the Green Belt edge in proximity to the site, as 
contained at Kirklees Rural (East) Plan within the Green Belt Review and Outcomes document [5].  

46

In adopting the methodology of the Kirklees Draft Local Plan Green Belt Review and Outcomes Report [5], and in 
undertaking field work, Figure 6.2 and Table 6.1 illustrates the potential change to the Green Belt which may arise from 
the allocation of site E2333 (that which had been originally put forward in November 2015) and assesses the ability of the 
allocation site to accord with the considerations as set out at Paragraph 85 of the NPPF.

Our appraisal of site E2333 found that the northern boundary did not relate to any feature on the ground that could 
create a strong new defensible boundary and which would leave adjacent land vulnerable to future encroachment.  The 
boundary placed an arbitrary line across several fields which did not relate to field boundaries, or other existing landscape 
features.     

Having undertaken a review of Site E2333 in relation to the wider landscape condition, we consider that a more 
appropriate Green Belt edge would be provided by utilising the existing drive which leads to Gillcar Farm and the 
definition provided by the farm buildings and field boundaries.  These elements collectively extend from Kiln Lane in 
the west to the beck that flows to the west of the route of the Kirklees Way.  To the north of Gillcar Farm, an existing 
overhead line runs broadly east - west across the farmland and we consider that this constraint to development 
will provide further definition of the Green Belt edge, beyond which any potential for future development would be 
segregated from the settlement and perceived to impact upon the openness of the Green Belt.         

The boundary of the CWDCL land utilises the existing lane defined with well established, mature native hedgerows 
and existing farm buildings at it’s northern boundary.  We consider this to provide a more appropriate new Green Belt 
boundary.  Figure 6.3 illustrates our appraisal of the CWDCL land in relation to the methodology of Kirklees’ Draft Local 
Plan Green Belt Review and Outcomes Report [5] (Appendix D).   

In utilising the CWDCL site, more meaningful space would be provided within which to incorporate new landscape 

 Test 1: Constraints  Test 2: Green Belt Purposes  
 Test 1a Test 1b Test 1c Existing use Test 2a Test 2b Test 2c Test 2d Test 2 Score 
 Topography Physical Environmental  Prevention of merger 

of settlements  
Checks 
sprawl 

Safeguarding 
encroachment 

Historical 
setting 

 

Allocation 
site 
northern 
boundary 

Moderate None/minor None/minor Grazing 
land/cultivated 
land 

Extensive gap No 
containment 
provided. 
New 
boundary 
edge would 
be required 
along lenth. 

Relates to 
countryside to 
the north with 
no features or 
definition 
along 
boundary. 
Development 
pressure 
would be 
likely to the 
north. 

No impact 5: Important 
role 

CWDCL 
land 
northern 
boundary 
(east of 
Gillcar 
Farm) 

None/minor Moderate Moderate Grazing 
land/cultivated 
land beyond 
tarmac drive 
to Gillcar Farm 
and farm 
buildings. 

Extensive gap Some 
containment 
by constraint 
of overhead 
lines. No 
other 
existing 
definition. 

Some 
relationship 
with wider 
countryside, 
but constraint 
provided by 
overhead 
lines. 

No impact 3: 
Moderately 
important 
role 

CWDCL 
land 
northern 
boundary  

None/minor Significant Moderate Grazing 
land/cultivated 
land beyond 
tarmac drive 
to Gillcar Farm 
and farm 
buildings. 

No further test is 
given if a significant 
constraint is 
identified. 

   Shown black 
on Figure 6.3 

 
Table 6.1 Summary of Green Belt Outcomes based upon the tests set out within the Kirklees Draft Green Belt Review 
Outcomes Report [5]
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elements which could reinforce existing features and landscape pattern which contribute to the local character.      

The Council’s original proposed allocation site E2333, and revised site E2333a, do not respond to the requirements of the 
NPPF with respect to the definition of new Green Belt boundaries that ‘use physical features that are readily recognisable 
and likely to be permanent’ Para 85 [6] whereas the CWDCL land is more robust in provision of this.  We consider that 
the proposed allocation site would provide fewer opportunities than the CWDCL land to incorporate such measures 
and enhancements as identified above due to the higher density of development which would be necessary to achieve the 
desired employment floor area within the site. 

In responding to a report prepared by the KMBC Landscape Officer, we provide further consideration of the Green Belt 
edge in relation to the revised KMBC site E2333a at Section 7.4 of this document. 

6.4  Landscape Recommendations

By it’s very nature, the release of land from the Green Belt tends to result in negative connotations and in undertaking 
our appraisal, we identify factors which we recommend are incorporated into the development masterplan to assimilate 
the changes occurring within either the Council’s allocation site or the CWDCL land into the wider landscape.  Figure 6.4 
provides a strategic approach to the potential development of the CWDCL land.  This aims to: 

• Incorporate measures which will integrate development into the wider landscape by reflecting the local landscape 
character and pattern;

• Strengthen the boundaries along the redefined Green Belt edge;
• Provide opportunity for ecological enhancement and sustainable drainage within the site;
• Mitigate where the development could be visible from locations in the surrounding area.  

We also make the following recommendations with respect to the future development:

• Where existing vegetation within is removed to facilitate development, the integration of new tree planting and landscape 
treatments should be strategically located to provide softening and integration of new buildings within the view.  These 
should be able to incorporate large scale tree species such as oak, beech, hornbeam, sycamore, lime, and alder.  

• The scale and massing of buildings north of Wakefield Road should be carefully considered to be reflective of local 
character and pattern.  It is recommended that buildings within the northern part of the site don’t appear to exceed 
the height of existing farm buildings at Gillcar Farm.  Larger buildings should be situated within lower areas and reduce 
in height and footprint with elevation on the valley side. 

• Building appearance, materials, finishes and colours should be sensitive to their location on the urban/rural edge and be 
designed to recede into the landscape.

• The retention of existing tree and hedgerow vegetation to the site boundaries would provide intervention in views of 
development from some locations and supplementing this boundary vegetation with new planting, particularly to the 
east and along Wakefield Road is recommended to improve screening and would bolster the redefined edge of the 
settlement.    

• Along the River Dearne on the southern boundary, existing trees and wetland habitat could be managed and enhanced 
for greater wildlife value and to potentially provide improved access to green space. 
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Figure 6.1 Existing Green Belt as contained within Kirklees Green Belt Review and Outcomes Draft Local Plan
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susceptible to future development pressureeptible to futur

Figure 6.2 Green Belt boundary including original proposed Allocation site E2333
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Figure 6.3 Proposed Green Belt boundary of CWDCL land
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Figure 6.4 Proposed Green Belt boundary including wider site utilising existing edge constraints

51



Responses to report from Kirklees’ Landscape Architect

7  



Figure 7.1 Indicative development strategy plan 53



H:\J2300-2399\2356 Clayton West Landscape Statement\LVIA\SF2356 Landscape Statement ISSUE 8.indd

7.1 Introduction

In undertaking consultation on the Draft Allocations for inclusion within the emerging Local Plan, Kirklees Metropolitan 
Borough Council has provided Clayton West Development Company Limited (CWDCL) with the report prepared by 
their Landscape Officer.  

The inclusion of the KMBC site (E2333) as future employment land within the Draft Local Plan indicates that 
landscape and visual impacts arising from the development of this site are considered acceptable, however further 
to representations made by CWDCL, KMBC accept the boundary of the site would not have been in accord with 
requirements for a new defensible Green Belt edge.  KMBC have since adjusted the northern boundary of the site 
following advice from their Landscape Officer and this is now reflected in the publication draft Local Plan as site E2333a.  
Further work undertaken during July 2016, considers theadjusted site now proposed within the draft Local Plan to be a 
baseline, upon which the additional land contained within the CWDCL site is further appraised.   

This section provides additional evidence to support the findings of earlier appraisal set out within sections 2 to 6, that 
the utilisation of the wider site, as proposed by the CWDCL, can be developed with acceptable changes to landscape 
and visual amenity and to demonstrate that it’s allocation offers a more viable, robust and sustainable solution when 
considering Green Belt purposes alongside the provision with the Local Plan for sites that can deliver future employment 
use.  

7.1.1 Application of methodology

As set out within the previously undertaken landscape study, this document does not comprise a formal Landscape 
and Visual Impact Appraisal (LVIA) and site survey and base line work has been undertaken with a view that further 
assessment would be undertaken in relation to future planning applications.  

For each of the following instances where the Landscape Officer raises concerns, we provide a summary conclusion 
within which we outline the anticipated magnitude of change which could result when considering the impact of the 
additional land included within the CWDCL site, considering the KMBC allocation site as a baseline.

7.1.2 Site viability and design

In order to develop the land, both that within site E2333a and the CWDCL site, constraints posed by the sloping nature 
of the land located north of Wakefield Road require engineering solutions to achieve deliverable developable space.  In 
preparing information in support of the CWDCL site, a strategic masterplan has been developed.  This has taken into 
consideration advice to mitigate for landscape and visual effects, integrate development into the surrounding landscape 
and reinforce a strong, new Green Belt boundary.  

In reviewing the concerns raised by the Landscape Officer, further detail has been considered in relation to the form and 
configuration of development of the CWDCL site.  In conjunction with this, we have prepared the following information 
which supports the CWDCL site as more appropriate for allocation.  This has enabled the design team to test design 
parameters for the site within which it is considered that development will have nominal or no residual landscape or 
visual impacts beyond those which are considered acceptable for the site E2333a.  These are summarised as follows:

• The drawing at Figure 7.1 has been prepared to provide strategic landscape areas within the site and to site 
boundaries.  These vary between 20m along Kiln Lane and 30m between each development plateaus and a minimum 
of 30m adjacent to Gillcar Farm and the farm lane where a wider landscape belt can be incorporated to form the 
redefined Green Belt edge. 

• We identify indicative plateau levels and building heights which respond to the existing topography and the 
relationship with Gillcar Farm.  
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The Landscape Officer raised concerns which related to the increased visibility 
of development which would occur within the northern part of the site and 
stated that “future development for employment would be more in keeping therefore, 
if it is contained within the lower valley areas and adjacent to the river rather than 
extending to the upper valley sides and intruding further into the green belt.”

The settlements of Clayton West, Scissett and settlements to the west extend 
further up the valley sides than the proposed development site.  Within Clayton 
West, urban areas extend up to approximately 150mAOD to the southern valley 
side.  On the northern valley side, to the west of the site, development extends 
to 135m near Scissett, and which will be extended by future housing allocation 
(Ref H222 in the Draft Local Plan). 

The difference in elevation between the most elevated location of site E2333a 
and that of the CWDCL site is 4.51m.  Figure 7.2 shows a series of cross 
sections which put the location of the respective sites into the wider valley 
context.   We acknowledge that the CWDCL site is larger and incorporates land 
that is slightly more elevated than site E2333a.  However, as illustrated within 
the cross sections, the extent to which the CWDCL proposal presents such a 
perception of further ‘intrusion’ into the Green Belt should be considered on 
balance to the anticipated increased impacts upon landscape, visual amenity and 
fundamentally, how each site responds to the Green Belt purposes along side the 
ability of the site to deliver sustainable, appropriate future development.  

Three images provided within the Landscape Officers’ report show the view 
from the Kirklees Way to the southern valley side and highlight i) the existing 
view ii) the original allocation as proposed in the Draft Local Plan (E2333) and; 
iii) the proposed CWDCL development area.  We consider that three images 
show the minimal additional site area which is visible from that location on 
the Kirklees Way.  To further demonstrate this, we include lines of sight for 
receptors at viewpoint 2 and viewpoint 14 (as located on Figure 7.4), from the 
south and the north of the site respectively.  These illustrate the way the sites 
could be developed to respond to the topographical constraints and incorporate 
landscape elements which will accord with wider landscape character and 
provide opportunities for integration of the development into the receiving 
landscape when seen from the surrounding area.

Figure 7.2 Cross sections through the site and wider Dearne Valley
Scale 1:5000 at A1 (width)

Figure 7.3 Cross section locations

Cross Section A
Existing terrain context

Cross Section A
Proposed CWDCL site and visibility from the south Viewpoint 2 (Kirklees Way)

Cross Section A
Proposed CWDCL site and visibility from the north Viewpoint 14 (Public Right of Way)

Cross Section D Proposed CWDCL site showing the relationship with Gillcar Farm

135m AOD

150m AOD
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7.2 Impacts on Visual Amenity
The perception of the increased site area, as proposed by the CWDCL site may be less in reality than when 
viewed in plan due to physical elements within the landscape which assist screening and the nature and extent of 
visibility afforded towards the site from the surrounding areas.  The visual appraisal (Section 4) provides a series 
of representative views from a variety of receptors located within the study area and concluded that for the 
CWDCL site:

• There is good screening from the west and development would not be seen as out of context in consideration 
of the existing urban land uses along Wakefield Road within Clayton West and Scissett.  

• Within the principal residential areas of Clayton West, visibility of the site is limited.  
• Where rights of way pass in close proximity to the site there will be a definitive change to the views however it 

would be seen as reflective of the context of the nearby large scale factory and the wider settlement of Clayton 
West.  

• From receptors further south more open views across the valley are afforded, within which the part of the site 
which lies to the north of Wakefield Road is visible as it rises up the valley side, and which would be visible were 
either site developed.  In allocating this part of the site it is anticipated that KMBC accept the visibility of this 
part of the CWDCL site. 

• Residential receptors with visibility of the site are few and comprise farm houses at Clayton Hall Farm, residential 
property on Litherop Road (Viewpoint 3), White Cross and Yew Tree Farm to the north and Gillcar Farm 
adjacent to the site and there is potential for the development of the site to result in a notable change within 
their views. 

In response to the concerns raised about the visibility of northern part of the site put forward by the CWDCL, 
we have reviewed the potential change to views at previously visited locations (excepting locations where we 
anticipate no change to views from the development of either site extent) and consider the change which could 
result from the development of site E2333a in relation to that anticipated for the proposed CWDCL site.  In 
considering the potential change, we have prepared a series of images upon which we illustrate the existing view 
and visibility of the KMBC site E2333a and CWDCL sites respectively.

The series of images illustrate that:

• Based upon visibility of the bare ground (as shown within the photographs), there are very few locations 
where receptors would determine a discernible change in the extent of development that would be visible 
were the CWDCL to be developed.  

• The nominal change is further demonstrated by referring to the cross sections at Figure 7.1, which provide 
an indicative proposal for how the CWDCL site could be developed to accommodate the sloping topography 
of the land to the north of Wakefield Road.  Plateaus within the site provide an opportunity for the 
incorporation of banks of landscape which further negate visibility of the northern most part of the CWDCL 
site. 

• The panorama at Figure 7.5 was taken from the Public Right of Way within the current KMBC site allocation, 
marked on Figure 7.4 with a star.  This demonstrates the nominal difference in elevation between the KMBC 
and CWDCL sites whereby the most elevated part of the CWDCL site is obscured by the intervening 
hedgerow.  

Figure 7.5 View north east from Public Right of Way within the most westerly field of the KMBC allocation site E2333a

Gillcar Farm

Figure 7.4 Viewpoint location plan with proposed CWDCL site extent outlined in red

Hedgerow between KMBC and CWDCL sites

*
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CWDCL site boundary

Summary of change

Based upon the indicative parameters explored within this appraisal , the anticipated magnitude of change to visual 
amenity which could arise from the development of the northern part of the CWDCL site when considering the KMBC 
allocation site E2333a as a baseline, is considered to be low to negligible.  When considering the increased potential to 
incorporate appropriate landscape belts within the CWDCL site, the residual impact could be anticipated as being minor 
beneficial in relation to KMBC proposed site E2333a.
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Viewpoint Location 1 - View north from the Kirklees Way.  

Visibility of KMBC site E2333a (shaded yellow)

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

Gillcar Farm

CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location

Gillcar Farm
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Viewpoint Location 2 - Kirklees Way and residence at Clayton Hall Farm 

Visibility of KMBC site E2333a (shaded yellow)

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location

Gillcar Farm

Gillcar Farm
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Viewpoint Location 3 - Public Right of Way at Litherop Road

Visibility of KMBC site E2333a (shaded yellow)

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

Emley Moor Transmitter
CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location

Gillcar Farm

Gillcar Farm
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Viewpoint Location 4 - Dearne Way east of the site

Visibility of KMBC site E2333a (shaded yellow)

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site is not visible from this location

CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location
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Viewpoint Location 5 - Dearne Way east of the site

Visibility of KMBC site E2333a (shaded yellow)

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

Emley Moor MastCWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location

Gillcar Farm

Gillcar Farm

Emley Moor Mast

Gillcar FarmEmley Moor Mast

62



H:\J2300-2399\2356 Clayton West Landscape Statement\LVIA\SF2356 Landscape Statement ISSUE 8.indd

Viewpoint Location 8 - View from residential properties on Whinmoor Drive

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site is not visible from this location

Proposed allocation site(s) within the wider context of views from this viewpoint location
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Viewpoint Location 9 - Kirklees Way/ Wakefield Road looking west at the boundary of the KMBC allocation site

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site is not visible from this location due to the more level topography within areas of the most northern parts of the CWDCL site.  Visibility of buildings with-
in the northern part of the CWDCL site would be obscured behind development adjacent to Wakefield Road.

Proposed allocation site(s) within the wider context of views from this viewpoint location
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Viewpoint Location 11 - Clayton West cricket ground

Visibility of KMBC site E2333a (shaded yellow) 

Proposed allocation site(s) within the wider context of views from this viewpoint location

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)
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Viewpoint Location 12 - View towards the site from the Millennium Green 

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

Existing view from within the Millenium Green
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Viewpoint Location 13 - Public Right of Way at Gillcar Farm at the northern boundary of the CWDCL land

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)
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Viewpoint Location 14 - Public Right of Way at Hag Hill 

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

Proposed allocation site(s) within the wider context of views from this viewpoint location

CWDCL land
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Viewpoint Location 15 - Public Right of Way near White Cross iron workings

Visibility of KMBC site E2333a (shaded yellow) 

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location
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Viewpoint Location 17 - Rear of residential property on Bank End Lane

Visibility of KMBC site E2333a (shaded yellow)  

Visibility of KMBC site E2333a (shaded yellow) and CWDCL proposed site (shaded pink)

CWDCL site

Proposed allocation site(s) within the wider context of views from this viewpoint location
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7.2.1 Visual Impact on Kiln Lane
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The Landscape Officer raises concerns that visual impacts for receptors on Kiln Lane (which forms the western 
boundary to the sites) would be increased as a result of development of the larger site extent as proposed by the 
CWDCL.  

In undertaking an additional site appraisal for potential visual impacts along Kiln Lane, we include a series of 
photographs from locations indicated on Figure 8.6.  These show the existing context to this route and the existing 
limited visibility into the site from Kiln Lane.  

To supplement the parameters shown within the Indicative Development Strategy Plan (Figure 7.1) cross sections 
have also been prepared which demonstrate the screening currently afforded by local topography and existing 
hedgerows in combination with indicative development plateau levels, building heights and new landscape treatment 
within the site (Figure 7.7).

We set out our findings as follows:

• Kiln Lane is afforded a high degree of enclosure for much of its route. 
• There are no pavements and the route is winding and narrow in places.
• The CWDCL site is located at a higher level than the road and is flanked by mature hedgerows (Image L).
• The provision of new woodland scale planting to reinforce the new Green Belt edge, as proposed by the 

CWDCL site, would reduce visibility of buildings within the site and reinforce the existing enclosed nature along 
parts of the route.

• Embankments to the northern parts of the CWDCL site would set development lower within these areas and 
combined with proposals for landscape boundary treatment would strengthen the existing landscape character 
and reduce visibility into the site.

 
Summary of change

Based upon the indicative parameters explored within this appraisal, the anticipated magnitude of change to 
receptors on Kiln Lane which could arise from the development of the northern part of the CWDCL site when 
considering the KMBC allocation site E2333a as a baseline, is considered to be negligible.  When considering the 
increased potential to incorporate appropriate landscape belts within the CWDCL site, the residual impact could be 
anticipated as being neutral in relation to the proposed KMBC site E2333a.

Figure 7.6 Image locations along Kiln Lane
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Figure 7.7 Cross sections showing the relationship between the CWDCL site and Kiln Lane
Scale 1:1000 at A1 (width)
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Figure 7.8 Cross section locations

78



H:\J2300-2399\2356 Clayton West Landscape Statement\LVIA\SF2356 Landscape Statement ISSUE 8.indd

7.3 Impacts upon Public Rights of Way

The Landscape Officer identifies that ‘restricting the development to the original alignment for employment (and keeping 
it largely to the south of the existing PROW DEN 14/10) would reduce the extent of change and impact to the users of the 
footpaths.’

We have reviewed the experience of users on these rights of way in relation, not only to their direct experience, but to 
consider the changes that could result for either the Kirklees site E2333a, and the larger proposed CWDCL site.  The 
series of images below provides existing landscape context users of these Rights of Way experience upon their approach 
to the site(s) from the north.   Having undertaken additional site appraisals of these Right of Way, we make the following 
observations: 
 
• The additional length of footpath which would be directly affected by the development of the CWDCL site is 180m 

(between location A and Z on Figure 7.9). 
• We consider that the truncation of the right of way DEN14/10 at the point where it connects with Gillcar Farm 

lane, also a PROW, would be a logical point at which walkers transition between the rural landscape to the north and 
development within the CWDCL site.

• By incorporating development within the wider site, a more gradual transition would be afforded to these users, as 
their approach from the north already incorporates clear visibility of the existing farm buildings.  The inclusion of 
landscape to supplement the existing hedges along the track to Gillcar Farm would reflect wooded character of the 
wider area.  Such a treatment would not be achievable within the constrained site extent of the revised KMBC site 
and may result in development within the site being more apparent as PROW users approach from the north.

There are key links between the impacts on users of these Rights of Way and the definition of the Green Belt edge (refer 
to section 4.0).  Development of either site would require implementation of elements or features which act as a strong, 
defensible Green Belt edge.

• We consider that greater scope lies within and beyond the CWDCL site to more strongly define the Green Belt in 
this location and that users of a 180m stretch of footpath will not be impacted on to such an extent that the wider 
journey and experience of the landscape elswhere along the route is affected to the extent that development of the 
CWDCL site should be precluded. 

• There is greater opportunity within the larger, CWDCL site, for the incorporation of landscape mitigation and 
appropriate route for the incorporation of the Right of Way within the site.

• Development of the CWDCL site we consider, would have very limited residual impact over and above that 
associated with the revised KMBC allocation site E2333a.

Summary of change

Based upon the indicative parameters explored within this appraisal, the anticipated magnitude of change to users of 
Public Rights of Way which could arise from the development of the northern part of the CWDCL site when considering 
the KMBC allocation site E2333a as a baseline, is considered to be low to negligible.  When considering the increased 
potential to incorporate appropriate landscape belts within the CWDCL site, the residual impact could be anticipated as 
being minor beneficial in relation to the KMBC site. E2333a

B
C D

E

A
G

F

z

Figure 7.9 Image locations along Public Rights of Way to the north of the sites.
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Viewpoint Location A 

180m of PROW 14/10

Approximate line of KMBC revised allocation site E2333a 
currently not defined on the ground but connecting 
existing hedgerows to the east and west.  Significant new 
edge treatment would be required to satisfy Green Belt 
purpose and which would act to screen much of the 
distant views.

Existing semi mature ash on revised KMBC 
allocation site E2333a boundary

180m of PROW 14/10

Existing mature oak tree on revised KMBC site 
E2333a boundary provides an indication of the 
extend of screening which could occur.

Existing semi mature ash on revised KMBC 
allocation site E2333a boundary

Existing view from the stile adjacent to Gillcar Farm buildings

Potential change to view from new landscape belt to define new Green Belt edge of revised KMBC allocation site E2333a
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Viewpoint Location B 

Viewpoint Location C 

Viewpoint Location E

Viewpoint Location D

Owlers WoodCWDCL Site

Owlers Wood

Owlers Wood

Owlers WoodTelegraph poles and two lines of electricity pylons 
follow the route of the driveway leading to Gillcar 
Farm.

Convergence of 
Rights of Way

Convergence of Rights of 
Way

Right of Way located between hedges 
that flank the drive to Gillcar Farm

Convergence of Rights of 
Way

Right of Way located between hedges 
that flank the drive to Gillcar Farm

Gillcar Farm 
buildings
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Viewpoint Location F

Viewpoint Location G 

Gillcar Farm
Owlers Wood

Edge of CWDCL site

Convergence of Rights of 
Way

Right of Way located between hedges 
that flank the drive to Gillcar Farm

Edge of CWDCL site
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Further to our appraisal work previously undertaken (section 6) with respect to the Green Belt, we note that in the 
Landscape Officer’s report there is no consideration of the respective site’s capacity to ‘define boundaries clearly, using 
physical features that are readily recognisable and likely to be permanent’ (Para 85 of the NPPF) and no commentary upon the 
proposal for the CWDCL site to achieve this.    

We have undertaken additional site work to interrogate the revised allocation site E2333a now proposed by KMBC and 
annotated photographs included in the following pages illustrate the existing condition of the northern boundaries of the 
KMBC site E2333a and CWDCL sites. 

KMBC Proposed allocation site E2333a (boundaries A, B and C on Figure 10) 

• 175m (30%) of the proposed northern boundary has no existing feature on the ground (boundary A). 
• Boundary B comprises a predominantly hawthorn hedge 2.5m x 1.5m wide, in good condition with few gaps with no 

hedgerow trees. 
• Boundary C comprises a hedge 2.5m  - 4m in height x 1.5m wide.  Predominantly hawthorn, with some rose and elder.  

Gaps in places.  3No existing trees:  Oak has 700mm diameter trunk.  Two ash, one in decline.  One with 500mm 
diameter trunk.   

• In considering the constraints posed by the trees along this boundary, we recommend an offset of 8.5m minimum 
south of these trees before any level changes occur within the site.  This would therefore impact upon the developable 
area that could be achieved by the KMBC site E2333a, notwithstanding the supplementary landscape we believe would 
be necessary to reinforce this insubstantial boundary when balanced with those of the CWDCL site.  

CWDCL Proposed allocation site (boundaries D, E and F on Figure 10) 

• Boundary D is located to the south of the driveway leading to Gillcar Farm from Kiln Lane.  The drive is single vehicle 
width and surfaced in tarmac and is located between mature hawthorn hedgerows that extend the length of the drive, 
with the exception of occasional gateways.  Telegraph poles are located periodically along the southern (site) side of 
the drive, and to the northern side, both located along the drive and within the adjacent field to the north, overhead 
power lines. 

• Boundary E runs to the south of the group of buildings of Gillcar Farm.  The farm buildings comprise a mix of stone 
built outbuildings and small barns, and a series of larger, more modern farm buildings/barns.  

• The Public Right of Way which follows the farm drive converges with the Right of Way that connects White Cross 
and Clayton West, via the site(s).  The point at which the footpaths connect is where boundary D and E meet, the 
approach to which becomes increasingly characterised by the visibility of the farm buildings and some awareness of 
the surrounding electrical infrastructure.  A sense of arrival at this convergence point would provide a more coherent 
opportunity for the incorporation of the transition between the wider Green Belt and the new settlement edge.

• Boundary F, to the east of Gillcar Farm, extends approximately 50m (8% of the northern boundary) between the farm 
buildings and the eastern site boundary.  This section of boundary is presently undefined, however it’s limited extent 
and location adjacent to other physical elements (overhead lines and watercourse) which would act to constrain 
development to the north or east, significantly limit the propensity for development beyond this boundary.  

• In addition to the strong existing elements along the northern boundary, the indicative development strategy 
proposes the enhancement of these boundaries by creating new landscape belts that response to local character and 
which will also reduce impacts upon visual amenity.

Summary 

We consider that the CWDCL site offers the most robust solution to redefinition of the Green Belt.  The site 
accommodates not only future developable land, but also existing features which can be strengthened within or beyond 
the site (if necessary) and that offers greater scope to more effectively mitigate against visual and landscape character 
effects, while presenting a nominal additional intrusion or harm to the landscape, rather than the ‘significant intrusion and 
harm’ stated in the Landscape Officer’s report. 

7.4 Green Belt 

B
A

C

D

E F

Figure 7.10 Northern site boundary reference plan

Figure 7.11 Site boundary types and features

Overhead power line 

Overhead telephone line

Hedgerow Intermittent 
or full

Hedgerow tree

Existing buildings

Tarmac drive and Public 
Right of Way

KEY

Public Right of Way
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Boundary A Approximate line of KMBC revised allocation site 
E2333a boundary location A.  Currently not defined on 
the ground but connecting existing hedgerows to the 
east and west.  Significant new edge treatment would be 
required to satisfy Green Belt purpose and which would 
act to screen much of the distant views.

Existing semi mature ash on revised KMBC 
allocation site E2333a boundary location C

Existing view from the stile adjacent to Gillcar Farm buildings

Existing mature oak on revised KMBC site E2333a 
boundary location C

Existing mature oak on revised KMBC allocation  
site E2333a boundary location C

Gillcar Farm

Boundary B 

Boundary location 
B

Kiln Lane behind 
hedge

2.5m x 1.5m wide.  Predominantly hawthorn, with very occasional elder.

Boundary C 

Boundary location 
C

2.5m  - 4m in height x 1.5m wide.  Predominantly hawthorn, with some rose and elder.  Gaps in places.  3No existing trees:  Oak has 700mm diameter trunk.  
Two ash, one in decline.  One with 500mm diameter trunk.  
We recommend an offset of 8.5m minimum south of these trees before any level changes occur within the site.

Eastern site 
boundary
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Boundary D

Hedge to the north of the drive leading to 
Gillcar Farm

CWDCL Site south of the 
hedgerow

Public Right of Way

Existing telephone line and overhead power 
lines run adjacent to the driveway

Boundary E
CWDCL site behind farm

Public Right of Way
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8.0  Summary

8.1 Landscape Character

While it is acknowledged that the agricultural land of the site contributes to a wider landscape character that is positive 
in nature, it’s juxtaposition to the existing eastern edge of Clayton West, in particular large scale buildings within the valley 
floor, provides an urban landscape context within which the development of the CWDCL land would appear as a logical 
urban extension along Wakefield Road.  This would continue the linear form of the existing settlements along the lower 
valley reaches and partially up the northern valley side.  The tree and hedgerow-lined route of the Kirklees Way would 
edge the redefined easterly extent of Clayton West.  

The CWDCL land provides scope to accommodate the recommendations made within this document, which would 
provide mitigation and increase potential to assimilate development within the local landscape pattern and character. 

8.2 Other Statutory and Non Statutory Landscape Designations and Classifications

With the exception of direct impacts upon two Public Rights of Way that exist within the site, there are no anticipated 
direct impacts upon other designations within the study area.  Potential indirect effects upon the heritage assets of 
Bretton Park and the Bentley ironworks are summarised at 7.4.   

The Council’s suggested allocation site may afford reduced opportunity to accommodate a diversion route of the Rights 
of Way located within the northern part of the site.  The density of development which may be required within the site 
area may also offer limited opportunity for new green infrastructure within the site, along which a diverted route could be 
located.       

Through utilisation of a larger site area put forward by the CWDCL, there is considered to be increased scope to 
enhance, or retain the right of way within the northern part of the site, or include within the site an appropriate new 
route which could benefit from new landscape which could in addition reflect local landscape character, pattern and 
greater integration of development.   

8.3 Visual Amenity

Due to the screening effects of the existing topography, vegetation, and built form within Clayton West, the CWDCL land 
is afforded good screening from the west and it’s development may not be seen as out of context in consideration of the 
existing urban land use along Wakefield Road within Clayton West and Scissett.  

Within the principal residential areas of Clayton West, visibility of the site is limited.  Here views are obscured and filtered 
by intervening buildings.  Where the CWDCL land is visible, new buildings may not be seen as out of context with other 
visible nearby land uses of the factory to the south of Wakefield Road and the industrial/commercial area at Colliers Way.

Key receptors that are likely to experience a change are users of the Public Rights of Way to the north, east and south of 
the site.  These include those using the Kirklees Way and Dearne Way recreational routes.  Where rights of way pass in 
close proximity to the site there will be a definitive change to the views however it could be seen as appropriate in the 
context of the nearby large scale factory and the wider settlement of Clayton West.  

More distant receptors tend to be located on the more elevated valley sides, where views across and along the valley 
are quite extensive.  Generally the part of the site which is located to the south of Wakefield Road, adjacent to the river, 
is obscured from the south and east by trees and from the north by intervening land.  Development occurring within 
this southern part of the site may not be considered to be out of character with the other surrounding land uses, given 
the presence of the existing factory to the west of the site and the nature and character of development existing along 
Wakefield Road.  

From receptors further south more open views across the valley are afforded, within which the part of the site which 
lies to the north of Wakefield Road is visible as it rises up the valley side.  Development within this part of the site would 
therefore be visible from these areas. 

Residential receptors with visibility of the site are few and comprise farm houses at Clayton Hall Farm, residential 
property on Litherop Road (Viewpoint 3), White Cross and Yew Tree Farm to the north and Gillcar Farm adjacent to the 
site and there is potential for the development of the site to result in a notable change within their views. 

8.4 Heritage Assets

The Grade II parkland landscape of Bretton Hall is well contained by belts of deciduous and coniferous woodland 
and undulating land form and also includes isolated mature parkland trees.  Site assessment work in conjunction with 
computer generated theoretical visibility tests demonstrate that visibility of the CWDCL land from the Park is limited to 
more elevated, western areas of the designated landscape.  Where such visibility exists, the site would be seen at some 
distance and through gaps within existing woodland.  

In consideration of the contained nature of many areas within Bretton Hall, we do not consider that the visibility of the 
CWDCL land would impact upon the setting of the designation.

There would be no direct impact upon the scheduled monument of Bentley Grange ironstone pits located to the north 
east of the site and subtleties in the local topography, along with existing vegetation occurring along nearby water courses 
and field boundaries, prohibit views from much of the designated area.  We do not consider that there would be any 
impact upon the setting of this designation of such magnitude that it should preclude the development of the site.       

8.5 Green Belt

The Council’s proposed allocation does not utilise any existing landscape elements or features along it’s northern 
boundary and would not comprise a defensible new boundary to the Green Belt when considered against the relevant 
policy tests. 

The lane leading to Gillcar Farm and the farm buildings provide elements which we consider provide a more appropriate, 
natural edge to the northern site extent.  In creating a wider site area, as promoted by the CWDCL and reducing 
pressure for greater density of development there is greater potential for the utilisation of existing boundary features. The 
CWDCL land also provides space within it whereby these boundary features may be strengthened and enhanced, thus 
resulting in a more robust, defensible Green Belt edge.   

8.6 Landscape Recommendations

In extending the site area to utilise existing landscape elements along the northern edge, additional opportunities are 
created for the inclusion of green infrastructure within the site.  
  
By having regard to our recommendations for future site masterplanning, we consider that the CWDCL land appropriate 
for allocation.   

8.7 Response to Landscape Officer’s Report

As set out within appraisal work undertaken in response to the Landscape Officers’ report, we provide additional detail 
which illustrates the way in which:
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1.  The CWDCL site reflects the topographical and adjacent settlement context, the most northern part of which is little 
higher in elevation than land contained within the revised KMBC site E2333a and therefore wouldn’t be perceived as 
extending further up the valley side.

2.  Development of the most northern parts of the CWDCL site would have nominal impact upon wider visual amenity.

3.  Development of the most northern parts of the CWDCL site would have an impact upon a short stretch of an existing 
Right of Way and provides a stronger, well defined settlement edge to approaches from the north.

4.  Inclusion of the most northern parts of the CWDCL site enable the incorporation of appropriate landscape treatment 
within which the PROW within the site can be re-routed to provide a safe, accessible route into Clayton West.

5.  Development of the most northern parts of the CWDCL site would have nominal impact upon visual amenity from 
Kiln Lane.

6.  The removal of the CWDCL site from the Green Belt provides a more robust new Green Belt edge than the revised 
KMBC site whereby existing above ground elements within the landscape, in combination with the extent of new 
landscape treatment that can be accommodated within the site presents a more strongly defensible settlement limit. 

It is hoped that the information contained within this document provides some indicative parameters which can 
guide planning applications.  We find that the proposed CWDCL site offers stronger and defensible boundaries 
to the Green Belt and provides greater scope for the provision of green infrastructure that could appear 
more appropriate to local character and landscape pattern and offer greater visual and environmental benefits.  
Conversley, the Council’s proposed allocation site E2333a would not be fully effective in defining a new Green Belt 
edge, and would afford limited space within the site to incorporate appropriate landscape to mitigate identified 
landscape and visual impacts.
 
By having regard to our recommendations for future site masterplanning, for the reasons set out above and as 
demonstrated throughout this appraisal process, we consider that the CWDCL site presents an appropriate site for 
development.  
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Appendix C
ZTV Subtended vertical angle explanation



ZTV (Zones of Theoretical Visibility)
Subtended Vertical Angle Explanation

The Zone of Theoretical Visibility (ZTV) shows the computer model prediction of the relative visibility of proposed site 
features using digital terrain data (Data typically used is OS Landform ‘Panorma’ contours data set).
The visual impact of a proposed development upon receptors is calculated by linking the vertical angle subtended at 
viewpoint (receptor eye point) by the top and bottom of the development (target area) within view.
This gives a measure of the field of view occupied by a proposed development from different receptor points, whilst 
taking in to account:

1. The effect that distance has upon the visibility of the development. 

RECEPTOR SUBTENDED VERTICAL
ANGLE

DEVELOPMENT

2. The effect that landform & 
relative height of the receptor has 
upon the visibility of a development. 
Landform that obstructs views of the 
development will lessen the angle of view 
and therefore reduce the visual impact of 
the development upon the receptor

However if a receptor was positioned on 
higher ground above a development, the 
angle of view will be increased.

The Zone of Theoretical Visibility figure represents receptors, assumed to be 1.6m above ground level,  in a grid of 100m spacing.  
The subtended angle is calculated for each receptor point, the values are then combined with values of similar angles of view and 
assigned a colour as represented in the table below.  Therefore the same colours in the plan represent areas with relatively 
similar magnitude of theoretical visibility. 

Generally the further the viewpoint is from the target area the smaller the subtended 
vertical angle, reflecting the effect of distance on visual impacts.

The computer generated ZTV study is undertaken using a bare earth landform to give the worst case scenario. In 
reality, built structures and vegetation will reduce the actual visibility of the target area.

Target Area

Target Area

Target Area

Target 
Area

4.096

2.048

1.024

0.512

0.256

0.128

0.064

0.032

0.016

0.008

0.004

0.002

0.001

Angles (degrees)

Greater 
level 

of visibility

Lower 
level 

of visibility

Lower Visibility  and angle

Higher distance Lower distance

High visibility and angle

I:\Reference Library\LSS Instructions\Drawing Notes\ZTV Vertical Subtended Angle Notes          March 2013



Appendix D
Green Belt Edge Review 

(p. 15 - 18, Kirklees Draft  Local Plan Green Belt Review and Outcomes, November 2015)











Degree of importance of green belt role 

Less important 
role 

 Moderately 
important role 

 Important role 

1 2 3 4 5 

 

Green Belt Purpose Assessment 
conclusion: 
green belt 
role points 

Checking 
unrestricted sprawl 
of built up areas 

Safeguarding 
countryside from 
encroachment 

Preserving setting & 
special character of 
historic towns 

Less important  Less important Less important 1 

Less important Less important Moderate 2 

Less important Less important Important 3 

Less important Moderate Less important 2 

Less important Moderate Moderate 3 

Less important Moderate Important 3 

Less important Important Less important 3 

Less important Important Moderate 3 

Less important Important Important 4 

Moderate Less important Less important 2 

Moderate Less important Moderate 3 

Moderate Less important Important 3 

Moderate Moderate Moderate 3 

Moderate Moderate Less important 3 

Moderate Moderate Important 3 

Moderate Important Important 4 

Moderate Important Less important 3 

Moderate Important Moderate 3 

Important Less important Less important 4 

Important Less important Moderate 4 

Important Less important Important 5 

Important Moderate Less important 4 

Important Moderate Moderate 4 

Important Moderate Important 5 

Important Important Important 5 

Important Important Less important 5 

Important Important Moderate 5 
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1 Introduction 

Upon the instructions of Clayton West Development Company Limited, Cooper Consulting 

Engineers (CCE) have been commissioned to provide an initial engineering review of the 

site at Clayton West. A copy of the proposed Development Plateaux Plan for ‘the site’ is 

included in Appendix A. 

The assessment reviews the potential opportunities and constraints associated with the 

site’s potential future development and provides a series of recommendations on how such 

development may be appropriately accommodated on-site. 

The Site have been identified by Kirklees Metropolitan Borough Council as a site that is 

appropriate for employment development to meet the Borough’s economic needs and as 

such it is proposed in a large part to be removed from the Green Belt. 

2 Site History 

Historic maps of the site are included in Appendix D.  These are summarised below:- 
 

1854 The site is primarily made up of agricultural land parcelled into 

fields. 

An unnamed road (now Wakefield Road) passes through the 

southern area of the site in a north-east/south-west direction. 

Gillcar Quarry (Sandstone) is shown around the centre of the 

site; it appears roughly rectangular in shape. 

A footpath passes through the western area of the site from 

Gillcar (later named Gillcar Farm); immediately to the north of 

the site to Park Mill south of the site.  The footpath runs in a 

roughly north/south direction. 

A well is shown in the northern area of the site which lies 

between Gillcar and Gillcar Quarry and to the east of the 

footpath. 

1893 The location of Gillcar Quarry has been changed and the older 

excavation infilled or has been more precisely positioned on 

the map. The location is now 80m more to the west and 

appears to be a cutting or excavation with a track providing 

access to the exposed rock face. 

A second footpath is now visible; it passes through the 

eastern area of the site from Gillcar to Wakefield Road.  The 

footpath runs in a roughly north-west/south-east direction. 

1894 No changes noted. 

1906 The Gillcar Quarry is now likely abandoned, it is no longer 

named and the track leading to the quarry is no longer shown. 
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1907 to 1945 

 

No changes noted. 

 

1960 to 1961 

 

A water issue is indicated around the centre and the site and 

flows roughly east towards Wakefield Road at this point a sink 

is indicated. 

A second water issue is indicated originating at Gillcar north-

east of the site and flows roughly south-east towards 

Wakefield Road; at this point a sink is indicated. 

1956 to 1983 No changes noted. 

1993 The depressions left by the abandoned Gillcar Quarry appear 

to have been partially in filled. 

2014 The location of the abandoned Gillcar Quarry is now 

apparently completely infilled. 

3 Utility Services 

3.1 Introduction 

Summarised below are responses from the statutory public utility providers regarding the 

presence of their equipment within and adjacent to the proposed site. 

The Development Plateaux Plan for this site is included in Appendix A with utility service 

records included in Appendix C. 

3.2 Electrical Network 

A plan of the existing Northern Powergrid electricity network infrastructure located in the 

vicinity of the site is attached in Appendix C.  This indicates an 11kV cable located along 

Wakefield Road which is connected with the overhead cables that are cross the site from 

south to north.   

3.3 Gas Network 

An extract from Northern Gas Networks’ mains records in the location of the area covered by 

the development proposal is included in Appendix C.  The record drawing shows that no 

apparatus is located within the site boundary. 

3.4 Water Supply and Drainage Network 

An extract from Yorkshire Water Limited’s clean water supply and sewerage records are 

included in Appendix C.   
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The plans indicate that a water main of less than 4” is located along Wakefield Road but 

outside of the site boundary.  Combined sewers enter the site from the north and the east 

and exit at the southern boundary before passing below Wakefield Road. 

3.5 Telecommunications Network 

BT Openreach 

An application for plans detailing existing infrastructure has been made to BT Openreach.  

The plans show equipment located adjacent to the site along Wakefield Road.  In addition 

overhead cables are located within the site servicing the Gillcar Farm on the north east 

boundary with overhead cables also shown crossing the site in a north–south direction 

adjacent to the track from the farm to Wakefield Road.  Plans are included in Appendix C.   

3.6 Conclusion 

Enquires made to the public utility providers indicate that the following equipment is located 

within the site boundary:- 

 11KV overhead cables crossing the site from north to south. 

 Two combined sewer is entering the proposed site from the north and the east of the 

before exiting the southern boundary at Wakefield Road. 

 Overhead telecommunication cables adjacent the north east boundary and crossing 

the site from north to south adjacent to the existing farm track. 

Development of the site is likely to require diversion / modifications to these utility services.  

These diversions are considered to be achievable with timescales and associated costs 

being agreed following consultation with the relevant utility providers. 

4 Site Clearance and Earthworks 

The site comprises agricultural land and therefore site clearance would involve removal of 

topsoil and hedges (subject to ecological surveys).   

The site falls by approximately 20m from north to south and is typical of the topography 

within the Kirklees area.  For flexible employment use earthworks plateauing involving 

significant cut and fill would be required.  In order to create these building areas and avoid 

the use of significant retaining structures the density of development will be constrained 

allowing incorporation of earth embankments. These features will offer opportunities to 

enhance the landscape of the development.  

Building densities of 4,000 – 4,250m²/Ha are typically achievable on sites unconstrained by 

significant level changes.  Even on this site, where the topography is less challenging than 

most in the local area, the reduced density of development would be approximately 

2,300m²/Ha.   
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As the natural ground consists of alluvial clay overlying sandstone and coal measures 

successfully re-compaction of the material will be moisture and therefore weather 

dependent. Earthworks are also likely to be required within the former quarry.  A detailed 

contamination investigation would be necessary to establish the nature of the fill materials 

prior to re-engineering. 

 

5 Geotechnical and Contamination  

A Phase 1 Site Investigation report has been prepared by Solmek.  In summary the report 

concludes:- 

5.1 Environmental Setting 

Landfill & Waste Historical mapping evidence indicated land north of the Park Mill 

Colliery was classed at one time as being a ‘Tip’, at its nearest point 

this area was 400m west of the site.  No other landfill entries recorded 

within 900m. 

Geology The solid geology beneath the site is likely to comprise of Emley Rock 

of Sandstone to the south-west and north-east of the site, and Pennine 

Lower Coal Measure Formation.  The drift deposits are likely to 

comprise alluvial clays and silts to the south of the site the majority of 

the site is likely to have only thin bands of superficial topsoil.  The Joan 

Coal Seam is inferred to run west/east on the south-east area of the 

site approximately 30mbgl. 

Mining The site lies within an area of historic coal mining.  There are several 

adits in close proximity to the site located approximately 50m north 

east of the site. A further adit is recorded as infilled in 1979 to the 

immediate west of the site.  The Envirocheck Report indicated two 

BGS Recorded Mineral Site entries being onsite.  Both of these entries 

are names as Gillcar and are ceased opencast sandstone quarries. 

Hydrogeology Using the Environmental Agency’s Policy and Practice for the 

Protection of Groundwater the solid geology beneath the site is 

classified as a Secondary Aquifer A.  The superficial deposits are 

classed as a Secondary Aquifer A. 

 

 

Hydrology 

There are three surface and one below surface water features present 

on site. 

The River Dearne is the nearest primary river located parallel to the 

southern boundary of the site. 

Flooding The site is situated within a zone affected by historical records of 

Flooding or Extreme Flooding from Rivers and Sea without Defences. 

Radon Gas No radon protection measures are required for new buildings on site. 
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5.2 Geotechnical Assessment 

Given the expected ground conditions noted above, the use of traditional strip or pad footing 

for new structures is anticipated at present.  Where loose made ground or soft/loose natural 

deposits are encountered, foundations will need to be taken through the made 

ground/disturbed ground into underlying natural strata of adequate bearing capacity. 

Due to the potential presence of a shallow coal seam at less than 30m BGL the Phase 2 Site 

Investigation will include exploratory works to establish whether shallow mineworkings are 

present. 

5.3 Contamination Assessment 

The desk study has shown that the site may have been exposed to contamination from infill 

to the former quarries. The remainder of the site would be classified as low risk due to its 

former agricultural use.  Only limited chemical contamination analysis is therefore 

considered necessary. 

5.4 Potential Sources of Ground Gas 

Underlying coal measures and made ground within the infilled quarry.  Ground gas 

assessment is recommended.  

5.5 Environmental Protection Act 1990 

For the site to be designed as contaminated under Part 2A of the EPA 1990, a proven 

significant source-pathway-receptor linkage has to be present.  No such linkage has yet 

been proven; however, site investigation works are proposed. 

5.6 Risk Assessment 

Based on the information contained in this report, it is the opinion of Solmek that the site 

represents an overall medium environmental risk due to potential for contaminated material 

being present within the backfield quarry.  As this is a localise risk and, based on the 

previous use for the majority of the area, the site is considered suitable for development.   

6 Drainage and Flood Risk 

6.1 Surface Water Drainage 

Substantial attenuation will be required to restrict surface water discharge to greenfield run-

off rates.  There is the potential to incorporate attenuation utilising SuDs principles with 

balancing ponds and swales located in the southern area of the site.  Attenuated flows would 

discharge to the River Dearne on the southern boundary of the site via existing watercourses 

and new outfall connections. 
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6.2 Foul Water Drainage 

Yorkshire Water sewer records indicate two public combined sewers crossing the site.  It is 

envisage that foul water from the proposed development would discharge via these sewers 

to the existing treatment works located to the south east of the site.  As the site is not 

currently allocated for development capacity at the treatment works will need to be confirmed 

with Yorkshire Water.  Should capacity not currently be available, Yorkshire Water would be 

commissioned to prepare a feasibility study to look at alternative solutions and to make a 

recommendation as to the preferred option. 

6.3 Flood Risk 

Review of the Environment Agency Flood Map contained in Appendix B indicates that the 

majority the site is located in Flood Zone 1.  An area in the south east of the site is located 

within Flood Zone 2.  As such development within this area should be limited to ‘less 

vulnerable’ use as defined by National Planning Policy Framework documentation.  These 

could include landscaping, public open space, car parking and external hardstandings. 

Ground levels should not be increased without a detailed assessment to demonstrate such 

changes do not increase flood risk elsewhere on or off site. 

All works would be subject to agreement with the Environmental Agency and Local Authority 

flood Management Team. 

7 Conclusions and Recommendations 

A number of engineering constraints will need to be considered during master planning.  

These include:- 

1. Relocation / diversion of existing utility services including telecommunications, 

electricity and foul drains.  Works would be undertaken in consultation with the utility 

providers. 

2. Significant earthworks cutting and filling would be necessary to create building 

plateaux which will reduce density of development but offers landscaping 

opportunities. 

3. Careful detailing in consultation with the regulators of land use and levels within 

Flood Zone 2 identified in the south east of the site. 

4. Procurement of a detailed Phase 2 Site Investigation to establish geotechnical 

ground conditions and environmental risk. 

5. Surface water attenuation using SuDs principles to restrict discharge rates to 

greenfield run-off. 

6. Consultation with Yorkshire Water to establish the capacity of the existing treatment 

works to receive foul water flows from the development which may include 

commissioning them to prepare a feasibility study. 

Based on the initial engineering assessment it is considered that none of the site constraints 

identified would preclude development of the site coming forward.  
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Appendix A 

Development Plateaux Plan 
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Appendix B 

Environment Agency Flood Map 
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Flood Zone 2 



14040 - Clayton West – Scissett             
Initial Engineering Assessment 

 
Cooper Consulting Engineers Ltd | Registered Address, Unit B Ground Floor, Global Business Park, Global Avenue, Millshaw, Leeds LS11 8PR | Reg No. 07879122 England 

 12 

 

 

 

Appendix C 

Utility Services Plans 
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Northern Powergrid - Plans of the existing electricity Network 

 

 



14040 - Clayton West – Scissett             
Initial Engineering Assessment 

 
Cooper Consulting Engineers Ltd | Registered Address, Unit B Ground Floor, Global Business Park, Global Avenue, Millshaw, Leeds LS11 8PR | Reg No. 07879122 England 

 14 

 

 

 
 
 

Existing O/H electricity cables within site boundary 
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Existing O/H electricity cables within site boundary 
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Northern Gas Networks – Plans of existing Gas Network 
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Yorkshire Water - Water supply and sewerage records 
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Existing sewers within site boundary 
 



14040 - Clayton West – Scissett             
Initial Engineering Assessment 

 
Cooper Consulting Engineers Ltd | Registered Address, Unit B Ground Floor, Global Business Park, Global Avenue, Millshaw, Leeds LS11 8PR | Reg No. 07879122 England 

 20 

 

Openreach BT - Plans of the existing Network 
 

 
 
 

Existing overhead cables within site boundary 
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Existing overhead cables within site boundary 
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Appendix D 

Historic Site Maps 
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1.0 INTRODUCTION 

Smeeden Foreman Limited was commissioned by Clayton West Development Company Limited to undertake 
an ecological appraisal of their site off Wakefield Road, Clayton West, West Yorkshire.   

The assessment of the site considered the following information gathered by desk study and a phase 1 habitat 
survey: 

• Proximity to statutory and non-statutory designated sites; 

• Proximity to existing records of protected species; and, 

• Site habitat appraisal and potential to support protected species. 

A review of the above information was made to identify any features or sites of ecological interest which may 
be affected by the development proposals.  Where potential impacts or protected species are identified the 
need for mitigation measures and specific species surveys will be discussed and recommendations for potential 
environmental enhancements will be made. 

This report provides a summary of the full survey reports (SF2354_Preliminary Ecological Appraisal_ v3_Feb 
2016 and SF2322_Preliminary Ecological Appraisal_December_2014_v2). 

2.0 SITE DESCRIPTION 

The site lies on the outskirts of Clayton West, West Yorkshire. Clayton West is a village located within a rural 
area surrounded by open countryside. It is approximately ten miles southeast of Huddersfield and eight miles 
northwest of Barnsley. Wakefield Road (A636) bisects the site.  

The site occupies an area of approximately 26 hectares and comprises arable cropland with associated field 
margins, semi-improved and improved grassland, tall ruderal vegetation, hedgerows and associated trees, 
scrub, ditches, and a pond, refer to Figure 01 below. 

 
Figure 01: Aerial view / site location. 
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3.0 BASELINE INFORMATION 

3.1  Nature Conservation Designated Sites 

 
There are no statutorily designated sites within 2km of the site. The site is within an Impact Risk Zone (IRZ) of 
Denby Grange Colliery Ponds, but the relevant Natural England GIS dataset indicates that the proposed 
development is unlikely to impact upon the SSSI. 

There are three non-statutory designated sites within 2km of the site; Bretton Lakes Site of Scientific Interest, 
Park Gate Dyke Kirklees Site of Wildlife Significance and Cliffe Woods Park Quarry Regionally Important 
Geological Site. Due to the nature and size of the proposed development, habitats present with in it, the 
distance between the sites and the intervening land uses, it is anticipated that there will be no adverse effects 
on these sites, provided that connectivity across the site is maintained. 

3.2  Habitats 

Habitat types and key species were noted and are presented in the Phase 1 Habitat format based on the Joint 
Nature Conservation Committee methodology, 2010 (see Figure 02 and Figure 03 appended).    

The site is classified as generally having a low conservation value.  The existing hedgerows, ditches and trees 
present on the site are considered to be of local ecological value to bats, breeding birds and wildlife in general, 
and they provide connectivity across the site. It is anticipated that none of the hedgerows would be considered 
‘Important’ concerning the ecological criteria specified under the Hedgerow Regulations 1997, but are all UKBAP 
priority habitat.  

The pond adds habitat diversity to the site and is of local value to common toad (UKBAP) and other 
amphibians, for which there are local records. 

Himalayan balsam was identified along the River Dearne corridor during the site survey. This plant is a 
Schedule 9 invasive species as listed under the Wildlife and Countryside Act 1981 (as amended), making it an 
offence to plant or cause the plant to spread in the wild.  

The River Dearne and its associated river corridor which runs along the western and southern boundaries of 
the site, is considered to be of significant importance to local wildlife.  

The belt of mature trees and stream running along the eastern boundary of the site (north of Wakefield Road) 
acts as a wildlife corridor, and is considered to be of local value for its wildlife connectivity, shelter and 
foraging opportunities. The stream appears to terminate at Wakefield Road but it is likely that it 
connects/feeds the River Dearne.  

3.3 Protected/Notable Species 

No badger setts were detected on site, but evidence of badger activity was found. Presence of badger at the 
site cannot be reasonably discounted. 

Eleven trees within the hedgerows at the site are considered to have bat roost potential. The hedgerows and 
trees which dissect the site provide favourable habitats for use by foraging and commuting bats. There are a 
number of water bodies and water courses in close proximity which makes the site attractive to a range of bat 
species.  

WYE holds records for Schedule 1 bird species that may use the arable cropland as a food source during the 
winter. The hedgerows and trees within the site provide suitable habitat for breeding birds. All wild birds are 
protected under the Wildlife and Countryside Act 1981 (as amended) during the breeding season. The 
hedgerows and trees are suitable for UKBAP priority bird species for which there are local records. 

There are records for otter and white-clawed crayfish on the River Dearne which is adjacent to the site, the 
presence of otter cannot be discounted.  

There are existing records for great crested newts (GCN) 1.2km south-west from the site and the site holds a 
small amount of suitable terrestrial habitat for this species. There are no suitable water bodies within 500m of 



Clayton West Development 
Company Limited 

  Ecological Summary Report v3 
Land to the North and South  of Wakefield Road 

 

SF2356  

 3  

                                        February 2016 

 

the site boundary. The water bodies on site were subject to a Habitat Suitability Index assessment (HSI) for 
breeding GCN and were deemed to hold below average – poor suitability. Presence of GCN at the site is 
reasonably discounted. 

There is a single historical record for grass snake approximately 1.4km south-west of the site from 1914-15. 
The majority of the site consists of unfavourable habitat for this species and a large tract of favourable habitat 
is present between the site and the location of the record. Considering the above it is considered reasonable 
to discount presence of reptiles at the site. 

The site was subject to an inspection for water voles due to the number and total length of the ditches on site.  
No field signs were identified during the preliminary survey, no water voles were observed and there are no 
records of water vole within a 2km radius of the site, therefore it is reasonable to assume that water vole will 
not be impacted on during the development of this site. 

There are local records for brown hare (UKBAP), and suitable habitat for this species is present within the 
site. However there is an abundance of similar habitat within the local area, such that it is considered that the 
development will have no adverse effect on this species.  

There are local records for common toad (UKBAP) and suitable breeding habitat for this species within the 
site.   

4.0 IMPACTS 

The site is classified as generally having a low conservation value, but the existing hedgerows, ditches, trees 
and the pond at site are of local ecological value to bats, breeding birds, amphibians and wildlife in general. 

Potential impacts of the proposals include: 

• direct loss of habitat; 

• indirect effects on water quality (River Dearne); 

• direct and indirect impacts on protected species. 

It is considered that these impacts can be mitigated for by following the recommendations set out in Section 
5.0 below. 
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5.0 RECOMMENDATIONS 

5.1 Habitats 

Concerning habitats at the site general recommendations include the following: 

•••• Implementation of a three metre buffer along the stream on the eastern boundary, and a 10m buffer 
along the River Dearne; and use of sediment fencing and pollution control measures during 
construction, to avoid adverse impacts from the development on these water courses; 

•••• The retention of the hedgerows and trees at the site where feasible, or replacement planting using 
native species; 

•••• Use of temporary protective demarcation fencing to protect retained areas/features including those 
immediately adjacent to the site.   

•••• Commencement of a Himalayan balsam control programme;  

•••• The pond P1 is retained where feasible or replaced elsewhere in the site, with connectivity to the 
wider area maintained;  

•••• Use of directional lighting during construction, which will not shine upon the site boundaries, 
hedgerows or trees within the site; and, 

•••• Implementation of a lighting scheme within proposals that minimise illumination of the site boundaries 
or trees within the site. 

To ensure that the proposed development provides enhancement to wildlife, in accordance with the stated 
aims of the National Planning Policy Framework (NPPF), the following is recommended; 

•••• Native hedgerow planting and native shrub planting should be undertaken where feasible; 

•••• Incorporation of native species of trees and shrubs known to be of value to wildlife within landscape 
planting; and, 

•••• Consideration of seeding of areas associated with hedgerow/tree planting with a suitable wildflower 
mix. 

5.2 Protected/Notable Species 

Concerning protected and notable species at the site general recommendations include the following: 

•••• A precautionary badger survey just prior to works; 

•••• Precautionary working methods to prevent accidental harm or injury to badgers during construction, 
should they access the site; 

•••• If any trees with bat potential are to be affected by the proposed development then a climb and 
inspect survey is required to determine presence/absence of bats (no timing restrictions); 

•••• Bat transects surveys are carried out during the active season (May to September) to assess the use 
of the site by bats; 

•••• Lighting during construction, and within the development, is appropriately designed to avoid 
illuminating the boundaries, hedgerows and trees within the site;  

•••• Bat boxes are installed at the site;   
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•••• The development incorporates some areas of green space on the sites northern and/or eastern 
boundaries, if feasible, to provide shelter for overwintering species that maybe foraging in the adjacent 
field of arable cropland; 

•••• Vegetation which is suitable breeding bird habitat is only removed outside of the breeding bird season 
(March to August inclusive) or subsequent to a checking survey by an suitably qualified ecologist 
(SQE); 

•••• If works are scheduled to occur during the breeding season within areas of arable cropland, it must 
also first be subject to a checking survey by a SQE; 

•••• Installation of bird boxes in trees at the site; 

•••• In order to assess the potential impacts of the proposals to otter it is recommended that further 
surveys are conducted to identify potential otter resting sites; 

•••• Depending on the proposals it maybe necessary to undertake surveys for white-clawed crayfish; and, 

•••• Incorporation into the landscape planting plan of species known to be of value to wildlife. 

6.0 CONCLUSION 

The ecological appraisal has demonstrated that, in principle, the proposals at the site are feasible and 
acceptable in accordance with all wildlife legislation, Natural England guidance, the principles of the National 
Planning Policy Framework (NPPF), local planning policy and best practice.; provided that the 
recommendations detailed in Section 5.0 are adhered to and any subsequent mitigation requirements met, it is 
considered that there should be no significant adverse effects on wildlife.  

Development at the site offers the opportunity to enhancement the site for bats, birds, amphibians and wildlife 
in general. Section 5.0 provides recommendations for such enhancements at the site that are appropriate for 
species within the local area. If implemented these enhancements may serve to help maintain and enhance the 
local population status of a variety of species including EU protected (GCN), UK protected (bats), and multiple 
UK and local BAP priority species. 
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7.0 APPENDIX  

 

 
 6.1 – Figure 02: Phase 1 Habitat Map of Land North of Wakefield Road 
 6.2 – Figure 03: Phase 1 Habitat Map of Land South of Wakefield Road 
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7.1. Figure 02: Phase 1 Habitat Map of Land North of Wakefield Road 
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7.2. Figure 03: Phase 1 Habitat Map of Land South of Wakefield Road 
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Site no E2333a 
Site address Land to the north and south of, Wakefield Road, Clayton West, 

Huddersfield, 
Ward Denby Dale 
Ownership Private 
Gross site area (Ha) 17.67  Circa 26  
Net site area (Ha) 15.77 – stand off around River Dearne Circa 16  
Existing use Agricultural 
Constraints  Footway on site frontage required  

 Public right of way crosses the site 
 Part of the site is in flood zone 32 
 UK BAP priority habitat on southern boundary (River 

Dearne) - stand off required. 
 

Proposed allocation Employment 
Indicative capacity (sq.m) 52,115 In the order of 55,000 sq m 
Reports/commentary  Applications for development of the site for its allocated purpose 

should be accompanied by: 
 
 Transport Assessment 
 Travel Plan 
 Flood Risk Assessment 
 Surface Water Drainage Report 
 Contaminated Land Assessment - Phase 1 and 2  
 Noise Assessment  
 Ecological Assessment 
 Heritage Impact Assessment 
 Predetermination  Pre-commencement archaeological 

report 
 Coal Mining Risk Assessment 

Other site specific 
considerations 

 Landscape character assessment has been undertaken for 
this site which should be considered in the development 
masterplan 

 Enhancements to biodiversity should be considered 
 Residential amenity will need safeguarding through 

sensitive siting of buildings and landscape buffer areas 

Appendix 12 – Proposed Amendments to draft Allocation E2333a 


	FINAL Representations to Local Plan Dec 2016
	Executive summary
	a) Purpose of Representations
	b) Relevant Background
	c) The Need for the Allocation to be Re-drawn

	1 INTRODUCTION
	a) Purpose of Representations
	1.1 These Representations are provided in response to the Kirklees Draft Publication Local Plan (“the Draft Local Plan”) Consultation (November 2016) on behalf of Clayton West Development Company Limited (“CWDCL”) who are promoting Land to the north a...
	1.2 CWDCL have a development option on land shown on the Plan at Figure 1 (and included at Appendix 1). This land is referred to throughout these representations as the “CWDCL Land”.
	Figure 1: Extent of CWDCL Land

	1.3 The CWDCL Land has been allocated (in part) in the Draft Local Plan for employment purposes under draft Policy E2333a (hereafter referred to as “the Site”) (see Figure 2 below and Appendix 2 for site area).
	Figure 2: Proposed Allocation E2333a
	1.4 The Council’s intention to allocate land in this area for employment is supported by CWDCL and has been demonstrated to be appropriate and deliverable in previous representations (dated January 2015, February 2016 and August 2016).
	1.5 However, the Site covers a considerably smaller area than that promoted by CWDCL through the Call for Sites exercise and subsequent representations, extending to just 16.82ha (gross) as opposed to the 25.7ha promoted (approximately 35% less).
	1.6 The allocation is (along with all other allocations in the Draft Local Plan) market derived, i.e. the Council have in drafting the Local Plan assessed the development potential of those sites put forward for allocation through the previous Call fo...
	1.7 Whilst each site has been considered against its technical suitability, deliverability and viability, the Council has also considered whether the market led supply is appropriately distributed to meet market demand and capable of supporting wider ...
	1.8 The Council’s employment evidence base has determined there are three distinct Functional Employment Areas (FEAs) in Kirklees: Huddersfield, North Kirklees and South Kirklees, which are themselves defined by physical and socio-demographic characte...
	1.9 The South Kirklees area is considered the most “rural” area with a more limited workforce catchment. The area caters for local demand and smaller scale business and operational requirements when compared to the northern parts of the Borough.
	1.10 Clayton West can be differentiated from much of South Kirklees given its prime position on the A636 Wakefield Road and its proximity to the M1. Its location makes it uniquely attractive to regional and national occupiers, as well as a sustainable...
	1.11 As such, the Council have a longstanding objective to support the provision of new employment land in Clayton West to ensure that there will be opportunities for new jobs close to the towns and villages in the South Kirklees area.
	1.12 Clayton West is recognised by investors and businesses as a strategic location where recent limited market activity is a reflection of limited land supply as opposed to local market failure.
	1.13 The Council has identified land to the east of the settlement (including the CWDCL Land) to be available, deliverable, viable and market attractive.
	1.14 The Council have concluded that it is appropriate and necessary to support the allocation of the Site for 52,115 sq m of flexible employment space in order to meet identified market demand, proposed housing growth in (and near to) Clayton West an...
	1.15 By applying the figures of land to floorspace densities set out in the Roger Tym and Partner 2011 Study (3,500 sq m of floorspace per hectare (net) for B1b, B1c and B2 and B8 uses) they conclude that this may be delivered on a net site area of 14...
	1.16 Whilst there is strong market evidence to support the proposal to allocate in excess of an additional 52,115 sq m of employment land on the Site, these representations demonstrate that there is a need for additional land beyond the 16.82ha alloca...
	1.17 CWDCL have undertaken their own feasibility work which considers the amount of development that could be accommodated on the proposed allocation area. They have considered a range of possible development scenarios (different unit sizes and mixes,...
	1.18 These development scenarios are shown in the Plans included at Appendix 3. CWDCL’s previous feasibility work, which indicates the likely approach to development of the CWDCL Land if allocated in full, is included at Appendix 4.
	1.19 CWDCL’s feasibility work has shown that the net developable area of Council’s intended allocation is in the order of between circa 10.1 and 11.3ha and, as such, is likely to only deliver in the order of 35,100 – 37,250 sq m of commercial floorspa...
	1.20 There is also a need to take account of the area’s environmental constraints and sensitivities including topography, and to ensure that the Green Belt boundaries, when redrawn, are appropriate, defensible and longstanding. The CWDCL land is more ...
	b) Relevant Background

	1.21 Representations were submitted on behalf of CWDCL in response to the Council’s Local Plan Call for Site’s exercise in February 2015 in which it was demonstrated that the CWDCL Land was appropriate and sustainably located for employment development.
	1.22 In that evidence the CWDCL Land was assessed against a number of technical constraints, including topography and flood risk and was demonstrated to be deliverable in its entirety and capable of making a meaningful and appropriate contribution tow...
	1.23 Releasing the CWDCL Land from the Kirklees Green Belt was shown to have no detrimental impact upon the five Green Belt purposes (NPPF paragraph 80) and that its impact upon landscape character, and visual amenity can be effectively controlled thr...
	1.24 It was shown that there are no environmental constraints that would prevent development coming forward on site.
	1.25 Further supplementary representations were submitted in February 2016 (in response to the draft Local Plan consultation dated November 2015) which further demonstrated that, whilst proposed allocation E2333 was appropriately located to meet ident...
	1.26 Those representations also demonstrated that the proposed northern boundary of the allocation (as proposed by the Council at that time) was inappropriate as it did not follow logical features on the ground and it was not defensible.
	1.27 In August 2016 the Council advised CWDCL that it intended to redraw the northern boundary of the allocation (accepting that as previously shown it was inappropriate), but that it would not encompass the whole of the CWDCL Land.
	1.28 CWDCL were given an opportunity to respond and submitted further representations in August 2016. These were supported by a detailed Landscape Statement prepared by Smeedan Foreman which demonstrated that the visibility of the northern area of the...
	1.29 The representations also considered the appropriateness of an amended northern boundary proposed by the Council. It, however, remained the case that the proposed allocation had a less defensible boundary to the north of the allocation.
	1.30 This was, in part, due to the fact that the amended northern boundary proposed by the Council reduced the allocation area further still from that proposed by the Council in November 2015, limiting its ability to deliver an appropriate level of fl...
	1.31 The extent of the proposed allocation and its northern boundary as proposed by the draft Local Plan are as they were at the time of CWDCL’s representation dated August 2016.
	c) Representations

	1.32 These representations reconfirm the need to allocate the CWDCL Land in full (25.7ha) in order to meet market demand for employment land in this location.
	1.33 These representations demonstrate that the CWCDL Land shown at Appendix 4 will:
	d) Structure of Representations

	1.34 The remainder of these representations are structured as follows:

	2 PLANNING POLICY CONTEXT
	a) National Planning Policy Framework
	2.1 The presumption in favour of sustainable development is central to national planning policy; It is the “golden thread” that runs through plan making (NPPF, Paragraph 14).
	2.2 For Kirklees this means “positively seeking opportunities” through the Local Plan process to “meet the development needs of an area”. The Local Plan will need to meet “objectively assessed needs” (NPPF, Paragraph 17) whilst remaining “flexible” in...
	2.3 The Kirklees Local Plan should take account of market signals, and set out a clear strategy for allocating sufficient land which is suitable for development in their area, taking account of the needs of business communities (NPPF, Paragraph 17).
	2.4 The Government is committed to securing economic growth in order to create jobs and prosperity. There is an emphasis in the planning system on supporting “sustainable economic growth”, which should be reflected in the Kirklees Local Plan (NPPF, Pa...
	2.5 It is necessary for the sake of soundness that the policies of the Kirklees Local Plan should recognise and seek to address potential barriers to investment through setting out a clear economic vision and strategy for the area and to positively an...
	2.6 This includes identifying strategic sites to accommodate commercial development for both local and inward investment to match the Council’s strategy and meet anticipated needs over the Plan Period. Policies should “support existing business sector...
	2.7 Policies should be flexible enough to accommodate needs not anticipated in the Plan and to allow a rapid response to changes in economic circumstances should they arise.
	2.8 The fundamental role of Green Belts is defined in the NPPF (Paragraph 79) as being to prevent urban sprawl by keeping land permanently open. The essential characteristics of Green Belts are their openness and their permanence (NPPF, Paragraph79) a...
	2.9 Green Belt boundaries can be altered through the preparation or review of the Local Plan. Having identified a need to review their Green Belt Boundaries through the Kirklees Local Plan, there is a need for the Council to ensure that they have due ...
	2.10 In reviewing their Green Belt boundaries Kirklees should take account of the need to promote sustainable patterns of development and amongst other factors:
	2.11 The Kirklees Local Plan must be prepared with the objective of contributing to the achievement of sustainable development. To this end, it should be consistent with the principles and policies set out in the NPPF including the presumption in favo...
	2.12 The Local Plan for Kirklees should be “aspirational but realistic” (NPPF, Paragraph 154), and “deliverable” in order to achieve sustainable development (NPPF, Paragraph 173).
	2.13 The Council should ensure that its Local Plan is based on adequate, up-to-date and relevant evidence about the economic, social and environmental characteristics of the area. This means ensuring that its assessment of and strategies for housing, ...
	2.14 The Council should have a clear understanding of business needs within the economic markets operating in and across the Borough. This will require working closely with the business community to understand its changing needs and identify and addre...
	2.15 The Kirklees Local Plan needs to be “sound”, namely it should be, positively prepared based on a strategy which seeks to meet objectively assessed development and infrastructure requirements; justified by the most appropriate strategy, when consi...
	b) Kirklees Local Plan
	i) Spatial Strategy


	2.16 The draft Kirklees Local Plan sets out the Council’s spatial strategy for growth over an 18 year period (2013-2031), along with development management policies and the site allocations the Council considers are required to deliver it.
	2.17 The level of growth proposed for the Borough is significant and has arisen in response to the requirements of National Policy and a need to respond positively to regional, sub-regional and local socio-demographic and economic characteristics.
	2.18 The Kirklees Growth Strategy follows a number of key principles, not least (and with particular reference to the CWDCL Land) meeting employment needs including the aspirations of the Leeds City Region Strategic Economic Plan and Kirklees Economic...
	2.19 Not only does the Local Plan need to identify and then make provision for the scale of development necessary across the Borough, but it needs to distribute the growth appropriately in response to the different roles and functions that places play...
	2.20 There is a need to allocate sites in “prime employment locations …to take advantage of the Dearne Valley’s access to the M1 corridor” and for “local employment needs being met where demand exists” (Draft Local Plan Spatial Development Strategy).
	2.21 The Council’s Spatial Strategy for distributing growth has been market led. i.e. the Council have assessed the relative appropriateness of sites submitted in response to the 2015 “Call for Sites” exercise, and subsequent consultations, and those ...
	2.22 The Council’s Spatial Development Strategy prioritises sites that are located on developed land within the existing settlement limits before looking to suitable greenfield sites. The draft Local Plan recognises that given the physical characteris...
	ii) Sub-area approach

	2.23 All allocations will need to build positively on the strengths an opportunities and help address the challenges identified for the four sub-areas of Kirklees.
	2.24 The four sub-areas that have been defined with reference to their differing and collective characteristics within the draft Local Plan comprise:
	2.25 The CWDCL Land is located within the sub-area of Kirklees Rural. The strengths and opportunities of this area relevant to the Site that can be capitalised upon through the draft Local Plan include:
	iii) Employment Land Requirement

	2.26 The Council’s draft Spatial Strategy seeks to develop a strong and thriving economy. Based upon the Council’s employment needs evidence (see below) the draft Local Plan seeks to deliver 23,200 (FTE) jobs over the Plan Period 2013-2031. This equat...
	2.27 When taking account of completions, commitments and a degree of flexibility, the overall requirement for new employment land over the Plan Period is 108 ha.
	2.28 The Council considers that sites allocated in the current UDP totalling 39ha remain deliverable, meaning an additional 69ha of land are required to meet the Councils OAN for jobs.
	2.29 In order to meet the overarching economic objectives for Kirklees, however, it is important to respond to the locational needs of specific target sectors and the limitations of existing supply and sites allocated by the UPD (and proposed to be ca...
	iv) Policy Allocation E2333a

	2.30 The Site is allocated for 14.89ha (net) of employment land. When applying the figures of land to floorspace densities set out in the Roger Tym and Partner 2011 Study (3,500 sq m of floorspace per hectare (net) for B1b, B1c and B2 and B8 uses) the...
	2.31 As set out in further detail later in this report, this floorspace density is unlikely to be achievable at the Site due to its topography and the need to create development plateaus, but applying the Roger Tym and Partners job density figure for ...
	2.32 A copy of the Council’s proposed Policy E2333a is enclosed at Appendix 5 of this report which summarises the characteristics of the Site and how development should respond.
	2.33 The Site is recognised as being in private (single) ownership and in agricultural use.
	2.34 The Policy requires built development to avoid those areas at risk of flooding and a further area along the southern boundary of the Site that is designated as a UK BAP priority habitat (together with sufficient stand-off). These factors are sugg...
	2.35 Representations made in February 2016 provided additional technical information on the physical characteristics of the CWDCL Land (along with other development locations elsewhere within the locality) which demonstrate that topography and landsca...
	2.36 This coupled with the need to deliver a longstanding and defensible limit to the Green Belt Boundary (when redrawn around the Site) means that a significantly larger allocation area than the 16.82ha proposed by the draft Local Plan is required in...
	c) Evidence Base
	i) Kirklees Economic Strategy


	2.37 The Kirklees Economic Strategy (“KES”) aims to achieve an employment rate of around 75% of the Borough’s working age population (the highest rate Kirklees has had in recent history) by 2020.
	2.38 Coupled with this is a desire to create “high skilled jobs” as part of a sustainable approach to overcoming inequalities through wealth creation.
	2.39 The KES also draws on historic performance of different sectors in particular the prominence of the manufacturing and engineering sector (which accounts for nearly 17% of jobs) and sets out the Council’s ambition to support growth in this sector ...
	2.40 The KES aims to increase GVA in the sector by £2billion and 3,500 jobs by 2020.
	2.41 To deliver this aim, the KES identifies a need to “develop strategic employment sites to stimulate jobs and growth with a focus on manufacturing and engineering” (KES emphasis).
	ii) Technical Paper: Employment Needs Assessment

	2.42 The Council’s Technical Paper: Employment Needs Assessment (“ENA”) presents evidence to support (i) the Council’s objectively assessed jobs requirement, (ii) the employment land requirement to support the jobs and (iii) the supply and demand for ...
	2.43 The ENA describes Kirklees’ strong industrial legacy. It sets out that this has resulted in much of the Borough’s existing employment stock being located along river valley corridors and also identifies that, given its age, it is no longer consid...
	2.44 Much of this stock is limited in terms of its accessibility to both sustainable modes of transport and labour markets and have proved increasingly difficult to modernise.
	2.45 The ENA describes the three economic market areas within the Borough (North Kirklees, Huddersfield and South Kirklees (which covers the majority of the Kirklees Rural Character area)) with the majority of the industry in the South Kirklees area (...
	2.46 The ENA notes that in order to capitalise on the strengths of the Borough and realise its economic ambitions there is a need to provide a deliverable supply of employment land and premises that will meet the needs of the Borough’s indigenous busi...
	2.47 In order to understand the level, type and location of employment land needed to deliver their economic ambitions, the Council drew on the assistance of the Combined Authorities Regional Econometric Intelligence Unit (REIU).
	2.48 The Council concluded that the most appropriate and sophisticated method to modelling future job needs whilst also taking account of local growth targets was to use the Regional Econometric Model (REM) to forecast employment growth and build in v...
	2.49 The chosen scenario uses the locally set target of meeting the KES objective of 75% employment rate by 2020 and delivering an additional 3,500 jobs in the manufacturing and engineering sectors by 2031. This scenario generated a figure for total F...
	2.50 The Council has used the Planning for Employment Land, Translating Jobs into Land paper produced by Roger Tym and Partners (2010) to understand the land requirement based on the jobs need, (B1a office – 16 sq m of building floorspace per worker a...
	2.51 This results in a total requirement for 175 hectares (net) of Class B employment land over the plan period.
	2.52 The total number of jobs forecast within the manufacturing sector is shown to increase in the ENA from 24,722 to 27,591.  This translates to a need for 55ha of additional land for manufacturing during the Plan Period.
	2.53 As set out above, the Council has then taken into account completions, commitments, a flexibility allowance and potential windfalls, as well as the need to meet the overarching economic objectives for Kirklees. In this respect, it is important to...
	2.54 The draft Local Plan proposes to allocate 122ha of new prime employment land to support these growth aspirations to ensure a sufficient supply and choice of sites, as well as appropriate flexibility in the market.
	iii) Kirklees Market Strength Assessment

	2.55 GVA were appointed by the Council to assess the Employment Market Strength (EMSA) across the Borough.
	2.56 The assessment outlines the context to employment land supply in Kirklees before testing 100 employment sites that were put forward for allocation by landowners through the Call for Sites process. Each potential allocation site has been assessed ...
	2.57 The EMSA draws on the results of a focussed consultation with commercial property agents to provide a qualitative overview of the commercial property market in Kirklees.
	2.58 At the West Yorkshire level there is a perception that demand for property has improved over recent years on the back of improved business confidence, however, demand is considered to remain heavily location sensitive.
	2.59 At the Kirklees level there is a perception that latent demand for industrial land and property exists and this is considered to be locally and regionally led. The full extent of this latent demand is considered difficult to determine.
	2.60 Market sentiment suggests the office sector to be relatively weak and market conditions are considered challenging. By contrast market sentiment suggests that the industrial market has remained stable and demand is robust but that a lack of sites...
	2.61 The consensus amongst agents was that the M62 corridor, the Leeds Road corridor and to a lesser extent the Wakefield Road Corridor in the south east of the Borough represent key strategic locations and are important assets for the Kirklees employ...
	2.62 The southern parts of the Borough are considered more rural than other areas and therefore is regarded to cater for more local demand. Whilst the M1 is a valuable asset for the east side of Kirklees its distance limits its impact on the south of ...
	2.63 The consensus of agents was that sites within 5 miles of the M62 or M1 should be the focus for industrial development over the Plan Period. These sites are more likely to attract the larger strategic requirements and units in excess of 2,233 sq m...
	2.64 The agent and developer consultation undertaken by GVA confirmed there to be three key market zones in Kirklees, Huddersfield, North Kirklees and South Kirklees.
	2.65 In terms of South Kirklees (in which the CWDCL Land is situated) GVA concluded that:
	2.66 GVA assessed two potential strategic sites within Clayton West: the CWDCL Land (site 206) and an additional parcel of land to the east of the subject site (site 199).
	2.67 In assessing the market attraction of the sites GVA concluded that whilst Clayton West is recognised by the market as a significant strategic location, transactional activity over the last 24 months has been limited. This was considered to be ref...
	2.68 The Clayton West assessment sites are differentiated from many of the others in South Kirklees by GVA. Unlike other less accessible locations the positioning of the sites on the A636 and their proximity to the M1 (within 6.5km) mean that they are...
	2.69 In conclusion, GVA regard the sites to be suitable for a range of B Class uses and the optimum market to be for a warehouse and distribution park.
	d) Summary

	2.70 The Council has set an ambitious employment growth agenda within their Draft Local Plan to meet the needs of indigenous businesses and to attract inward investment.
	2.71 To meet these objectives, the Council has identified what they consider to be a deliverable supply of sustainable and environmentally appropriate sites for allocation. This has necessitated a review of the Council’s Green Belt boundaries.
	2.72 The spatial distribution of the proposed allocation is governed by market demand, and the Borough’s socio-demographic and physical characteristics. Sites must be easily accessible to future working populations and capable of being developed witho...
	2.73 The CWDCL Land has been allocated in part for employment use under Policy E2333a, the intention being that it accommodates in the order of 52,155 sq m of new employment floorspace over the Plan Period.
	2.74 The remainder of these representations verify the appropriateness of the proposed employment floorspace in market terms and demonstrate the most appropriate boundaries for the allocation taking account of site specific characteristics and the Gre...

	3 market demand
	3.1 A Market Assessment has been prepared by commercial agents and property advisors JLL and is included at Appendix 6 of this report.
	3.2 The Assessment considers the previous and current market trends along with the future potential need for new flexible Class B employment floorspace at the Regional, Borough, sub-Borough (South Kirklees FEA) and Local (Clayton West) levels.
	3.3 Consideration is given to the relative attractiveness of South Kirklees and Clayton West (which dominates the employment market in this area) for existing and new employment occupiers in order to understand if the scale of floorspace proposed for ...
	3.4 The Assessment also considers whether the allocation (as proposed by the Council) would, as a result of its gross area, be sufficiently flexible to fully respond to the scale and type of commercial market demand that an reasonably be anticipated t...
	a) Historic Market Trends
	i) Sub-Region


	3.5 The sub-regional area defined by JLL (which includes Kirklees and well as parts of Wakefield) contains a supply of 278,000 sq m of Class B employment floorspace. The majority of this is in the below 929 sq m category however and is dated, poor qua...
	3.6 A review of employment land take up in this area between 2011 and 2015 has demonstrated an average annual take up of 83,100 sq m.
	3.7 If this level of take up was to continue then the existing stock would be taken in little over three years.
	ii) Kirklees

	3.8 There is 59,000 sq m of employment floorspace currently available in Kirklees.
	3.9 At the Borough level, much of the existing stock is also in the below 929m sq m category and is generally lower grade, poor quality accommodation. This is constraining business expansion and take up of existing space.
	3.10 Whilst JLL advise that it is difficult to quantify the total amount of latent demand for commercial space in Kirklees, at the time of writing (December 2016) they have identified 25 active requirements, which equate to 131,000 sq m.
	3.11 The majority of the demand is from existing, locally based businesses (B2 and B8 operators) and it is considered reasonable to assume that these occupiers will prefer to remain in Kirklees if possible to maintain access to their existing workforc...
	iii) South Kirklees Functional Employment Area

	3.12 The CWDCL Land is located with the South Kirklees Functional Employment Area (“FEA”).
	3.13 The area is characterised by its steep topography and it is rural in nature which renders it less accessible than other areas in the north of the Borough. These factors directly influence its market performance (as explained further below).
	3.14 There is limited available stock in South Kirklees (16,400 sq m) and the supply of employment land is also highly limited (in the order of 8.28ha, split across just 20 employment land commitments i.e. sites that are allocated within the existing ...
	3.15 These sites are all small scale, with no sites over 4 hectares in size. There are no sites within the FEA that would satisfy a building requirement of any greater than 2,322 sq m (25,000 sq ft).
	3.16 The lack of available and deliverable premises or sites means that occupiers with larger requirements are forced to look elsewhere within the Borough or outside Kirklees.
	3.17 Notwithstanding the above there is considerable demand currently within the South Kirklees area with a total of 6 active requirements equating to a total of circa 23,225 sq m (250,000 sq ft) of employment space.
	3.18 There are at least three requirements for space of over 2,322 sq m (25,000 sq ft) in Clayton West which are currently unable to be accommodated (requirements of 30,000 sq ft, 80,000 sq ft and 100,000 sq ft respectively).
	3.19 These requirements will have to be satisfied elsewhere unless appropriate sites of sufficient size and quality can be provided within the FEA.
	iv) Clayton West

	3.20 JLL has identified a total of only 1,858 sq m of industrial accommodation currently available within Clayton West which is split between two units to the west of the CWDCL Land.
	3.21 In terms of demand, there is a total of 5 occupier requirements from businesses who are currently present in Clayton West totalling 21,832 sq m or 235,000 sq ft and JLL confirm that these occupiers wish to stay in the Clayton West area, close to ...
	3.22 Clayton West is identified by JLL as the optimum location within the South Kirklees FEA for employment development being located close (just over 6km) to the M1 motorway and along the Wakefield Road Corridor. It is the only major settlement in th...
	3.23 JLL’s market evidence therefore supports the Council’s strategy to allocate sufficient land within Clayton West to not only meet identified unmet demand in Clayton West but which may assist in meeting demand from occupiers expressing an interest ...
	b) Requirements

	3.24 The JLL assessment has identified a considerable amount of demand from existing occupiers within the South Kirklees FEA (23,225 sq m). Given the locational benefits of Clayton West over other parts of the South Kirklees FEA, any employment sites ...
	3.25 Furthermore given the lack of available commercial space in Clayton West historically demand has been such that the provision of new purpose built employment space in this area of a certain critical mass is likely to trigger additional interest o...
	c) The Need for an Extended Allocation

	3.26 The JLL assessment identifies that, as a result of the Council’s proposed allocation being limited to 16.82ha (which is just 65% of the CWDCL Land), there is a high risk that the employment land needs of the area will not be fully met.
	3.27 This could occur if existing local requirements are met at the Site early in the Plan Period and (thereby establishing critical mass as described above) and a larger scale requirement then comes forward later in the Plan Period and there is insuf...
	3.28 JLL also highlight the nature of market demand relative to sites such as the proposed allocation. Occupiers require adequate provision for car parking and servicing/deliveries, as well as provision/space for future expansion in some cases.
	3.29 JLL also provide commentary on the capacity of the allocation that has been assumed for development, indicating that mezzanine floorspace (which would be the only way to deliver the density of development the Council indicate) would be unlikely t...
	3.30 The allocation of the CWDCL Land in full would provide greater market flexibility to respond to a range of business requirements (regardless of the order that those requirements come to the market).
	3.31 A larger allocation area would also enable the delivery of a higher specification development which can not only incorporate common occupier requirements such car parking, ancillary yards space and expansion space, but appropriate landscape buffe...
	Figure 3: Large requirement later in the Plan Period
	3.32 These factors will give rise to a development which not only meets market demand but also increases the ability of the Site to attract new businesses to the area (including more footloose regional and national operators) and businesses which are ...
	d) Summary

	3.33 The lack of available commercial space and deliverable sites within Clayton West and the South Kirklees Area to accommodate occupiers’ requirements has led to significant latent demand for employment space.
	3.34 If accommodated on the Site, this would create a critical mass which could result in an employment land delivery rate of 2,322 sq m per annum, thus leading to a further 27,870 sq m (300,000 sq ft) to 37,160 sq m (400,000 sq ft) over the Plan Peri...
	3.35 Added to the identified latent demand, this would warrant an allocation area capable of delivering in the order of 52,000 sq m (565,000 sq ft) to 62,000 sq m (665,000 sq ft).
	3.36 The Council’s suggestion that land is necessary in Clayton West to provide an additional 52,155 sq m of development is considered wholly appropriate and sound in market terms.
	3.37 The proposed allocation would, however, be unlikely to deliver this scale of employment floorspace in a manner which is market facing, meaning that requirements must be met elsewhere within or beyond the Borough.

	4 appropriateness of allocation
	a) Sustainable Economic Development
	4.1 The CWDCL Land has been assessed against the Council’s sustainability criteria presented within the Local Plan Sustainability Assessment.
	4.2 The Council has applied the criteria to their proposed allocation area and their conclusions are replicated in Appendix 7.
	4.3 Appendix 7 also includes Quod’s assessment of the CWDCL Land that is promoted for allocation through these representations.
	4.4 The CWDCL Land scores “positively” in terms of its accessibility to the Local Centre of Clayton West and is within easy walking distance (see Transport Appraisal at Appendix 8) of a range of local services.
	4.5 The CWDCL Land has the potential to support the existing Local Centre and, through its development, deliver investment to Clayton West to improve upon its vitality and viability. Whilst this is also time for the proposed allocation, this would be ...
	4.6 The CWDCL Land is also within appropriate walking distance of local bus services providing good access to other nearby centres.
	4.7 The CWDCL Land is shown to be of limited ecological sensitivity and could through the application of appropriate design and landscaping, deliver considerable biodiversity improvements including the potential to provide a new area of open or leisur...
	4.8 Whilst the development would impact upon the landscape setting  by virtue of developing a currently greenfield site, the development would not appear out of character as it would be viewed in the context of the existing urban form of Clayton West ...
	4.9 The development of the CWDCL Land is also assessed in later sections of this report to have no material impact upon the setting and character of the listed parkland at Bretton Hall and the Scheduled Ancient Monument at Bentley Grange and the alloc...
	b) Socio-Economic Impacts
	i) Overview


	4.10 The Borough of Kirklees is one of the largest economies within the Leeds City Region and in terms of manufacturing jobs, one of the largest in England (Technical Paper: Employment Needs Assessment, November 2016).
	4.11 It is the Council’s key priority to maintain and strengthen the Kirklees economy through building on its existing strengths in the manufacturing industries, and to deliver this growth where it is capable of maintaining or creating sustainable com...
	4.12 The town of Huddersfield is the main focus for work within the Borough, with shopping and leisure activities creating an extended catchment.
	4.13 The focus of employment in Huddersfield results in unsustainable patterns of travel around Kirklees as those living in rural areas travel towards the major centres for work. A key objective of the Kirklees Spatial Strategy is to provide strategic...
	4.14 Development within the Kirklees Rural Character Area has historically been focused within smaller settlements located in the valley bottoms.
	4.15 Settlement growth in Rural Kirklees has been constrained by environmental “sensitivities” and physical constraints, including the presence of European protected species, the natural steep valley topography.
	4.16 The limited availability of brownfield land throughout Rural Kirklees means that there is a need to draw upon sustainable greenfield sites (which are not constrained by the above factors) in order to meet local economic demand and provide local j...
	4.17 The eastern part of Rural Kirklees (including the settlement of Clayton West) has lesser topographical constraints, making development opportunities more readily available. The Settlement is also regarded to be highly accessible due to its locati...
	ii) Kirklees Demographics

	4.18 Kirklees has a working population of 209,514 persons, representing an economic activity rate of approximately 63.5% (of all usual residents aged 16 to 74) or 49.6% (of all usual residents) (Economic Activity, ONS 2011).
	4.19 In comparison, the Rural Kirklees character area (made up of Holme Valley South Ward, Denby Dale Ward, Kirkburton Ward, Holme Valley North Ward and Colne Valley Ward) has an economic activity rate of approximately 69%. Rural Kirklees is more econ...
	4.20 The settlement of Clayton West, based on 2011 lower super output area census data, has an even greater economic activity rate than that of Rural Kirklees at 70.9% (of all usual residents aged 16 to 74).
	4.21 In order to deliver sustainable working patterns it is important that in areas of high demand (i.e. areas of high economic activity such as Clayton West) sufficient employment opportunities exists to meet need. Not only will it reduce out-migrati...
	4.22 The local population of Clayton West is highly skilled in comparison to the Borough wide average with 77.5% of residents (aged 16 and over) having some form of qualification (Kirklees Borough 74.5%) (ONS, 2011).
	4.23 30% of the Kirklees Borough population work in the manufacturing industry. Kirklees Rural has a slightly lower percentage of its 16-74 population employed in manufacturing (27.2%). In comparison, 31.7% of the Clayton West population work in the m...
	4.24 With a high percentage of the local Clayton West population employed in the manufacturing trade, and a low supply of manufacturing industry sites within Rural Kirklees, the local population are required to commute out of the area in order to find...
	4.25 In order to retain the highly skilled population, as well as those employed in the manufacturing industry, new employment opportunities must be provided within Rural Kirklees if sustainable patterns of work are to be achieved.
	iii) Travel Patterns

	4.26 Commuting patterns in Kirklees are generally negative (i.e. outward commuters exceed inward commuters) in comparison to neighbouring local authorities. For example, 2011 ONS commuting pattern data suggests that Kirklees has a net loss of workers ...
	4.27 Data suggests that Kirklees loses the majority of its workers to the neighbouring local authority of Leeds (12,775 persons), with significant outward commuting flows also recorded to the neighbouring authorities of Wakefield, Bradford, and Calder...
	4.28 Whilst all authorities neighbouring Kirklees (with the exception of Leeds) have a net loss of workers, Kirklees has the highest net loss, with neighbouring authorities of Calderdale and Bradford only recording a net loss of 1,903 persons and 5,31...
	4.29 2011 ONS data suggests that the majority of people in Kirklees (23.6%) travel between 2km and 5km to work.
	4.30 At the Rural Kirklees level the highest percentage of workers (23.6%) travel between 5km and 10km to work. In comparison, the highest percentage of workers in the Huddersfield character area travelled on average 2km to 5km (30.6%). This can also ...
	4.31 These patterns show that on average, people in the Rural Kirklees area travel further to work than those in the Huddersfield and North Kirklees areas.
	4.32 In Clayton West, the highest percentage (32.5%) of people travel 10km to 20km to work, with approximately 2.7% of the Clayton West population travelling more than 60km to work. In comparison, only 18% of workers in North Kirklees travel between 1...
	4.33 Localised commuting patterns for the ‘Kirklees 057’ area (covering Clayton West, Scisset, Denby Dale, Upper Cumberworth, Birdsedge and High Flatts) show that there are currently “significant outflows” of workers from the area to Huddersfield, Lee...
	4.34 Within Kirklees 057 the most significant outflow of workers is to Kirklees 029 (Central Huddersfield). Other significant outflows also exist to Leeds and nearby Skelmanthorpe. In comparison, Kirklees 029 (Central Huddersfield) has few significant...
	4.35 General population trends over the past 20 years indicate that people, on average, travel further to work than they did historically. These assumptions are based on general industry trends, moving away from localised employment opportunities (e.g...
	4.36 However, the patterns of commuting are far more pronounced in the South Kirklees area and, as such, it is vital for the Kirklees economy that effort is made to provide jobs locally so to address the negative trend of outward commuting and helping...
	iv) Sustaining New Housing Growth

	4.37 The draft Kirklees Local Plan allocates 16.53 ha of land within and around the settlement of Clayton West for in the order of 402 new homes. Assuming an average household size of 2.5 persons, the planned housing growth in Clayton West will bring ...
	4.38 This is an increase from the earlier version of the draft Local Plan (November 2015), which allocated 11.03ha of land to deliver in the order of 318 new homes over the plan period.
	4.39 Taking the average economic activity rate for Kirklees of 49.6%, it can be assumed that the new population in Clayton West arising from the proposed new housing, would be in the region of 498 economically active (working age) persons (up from 394...
	4.40 The allocation of the CWDCL Land and the jobs that it will create will not only help deliver local jobs to retain the new working population, but will also help overcome existing patterns of outmigration.
	4.41 The proposed allocation would support this objective, but to a lesser extent given it would not be capable of delivering as much floorspace as the CWDCL Land.
	v) Conclusion - Delivering Sustainable Communities

	4.42 There is an identifiable need to address the currently negative commuting patterns experienced throughout Rural Kirklees in order to help create more sustainable communities and patterns of travel.
	4.43 The allocation of land within Clayton West for employment purposes is key to helping the Council deliver employment opportunities throughout Rural Kirklees.
	4.44 The CWDCL Land has already been identified (in part) by the Council as appropriate for providing employment development. The highly sustainable location of the Site in relation to the rest of Rural Kirklees and to Clayton West provides an opportu...
	4.45 Provision of employment development in this location will enable the highly skilled local population to work within the Rural Kirklees character area and remove the requirement to for long distance unsustainable community patterns.
	4.46 This is especially important give the Council’s intention to allocate sites in the draft Local Plan to accommodate in the order of 402 new homes in the local are over the Plan Period.
	c) Landscape and Visual Impacts

	4.47 The landscape and visual impacts of developing the CWDCL Land for employment uses requires careful consideration not least due to its scale, its green field character and its location within a predominantly rural area of the Borough. Indeed, CWDC...
	4.48 The implications of allocating a site currently located within the Green Belt (and thus finding the most appropriate boundaries along which the Green Belt Boundary should be redrawn), is related to this, albeit requires consideration in its own r...
	4.49 A landscape character and visual appraisal of the CWDCL Land and its surroundings has been undertaken by Smeeden Foreman (Appendix 9) and has been used to assess the impact of development of the CWDCL Land on the visual amenity and the landscape ...
	4.50 A comparative analysis of the impact of development across the whole of the CWDCL Land in comparison to the proposed allocation area is included as part of this assessment.
	4.51 Whilst the agricultural land is acknowledged to be of positive visual and landscape character, the area is already characterised by built form within Scissett and Clayton West and in this context development would not be alien.
	4.52 Due to the screening provided by the existing topography, vegetation and built form within Clayton West, the Site is afforded good screening from the west. Visibility of the proposed allocation and the wider CWDCL Land is limited from the princip...
	4.53 Key receptors will be those using the Rights of Way around the Site. However development within these views will not be seen as a new element in the character of the landscape given the presence of the existing commercial buildings to the Site’s ...
	4.54 The appraisal recommends that development on the Site (in particular those on the valley sides) should be responsive in terms of scale and massing to local character and pattern within Clayton West and CWDCL have undertaken feasibility work to co...
	4.55 Smeedan Foreman has confirmed that commercial development could take place on the CWDCL Land in such a way that the magnitude of change would be low or negligible.
	4.56 In some cases, their assessment demonstrates that development of the CWDCL Land in full rather than limiting development to the area of the proposed allocation would result in minor beneficial impacts.
	4.57 In particular, the potential to incorporate landscape buffers within the site along its northern boundary would further assist in the development’s assimilation into the surrounding landscape (which would be less achievable within the proposed al...
	4.58 Smeeden Foreman has also assessed the potential impact of development on the Grade II Parkland Landscape of Bretton Hall and the Scheduled Monument of Bentley Grange to the north east of the site which is provided as part of the assessment at App...
	4.59 Bretton Hall is well contained by belts of woodland and undulating land form which means that views from the Parkland of the CWDCL Land are limited to elevated westerly sections, where only distant and intermittent views can be gained.
	4.60 Development of the CWDCL Land is not considered to have any material impact on the character of the parkland or its setting. The introduction of additional landscaping of the kind that could be created through the allocation of the CWDCL Land (se...
	4.61 Views of the site from Bentley Grange are obscured by local topography and intervening landscape and field boundaries such that the allocation of the CWDCL Land would have no material impact upon the character or setting of the site.
	d) Green Belt Boundaries

	4.62 Smeedan Foreman have assessed the proposed allocation’s northern boundary against the relevant Green Belt tests at Paragraph 85 of the NPPF.
	4.63 The northern boundary of the CWDCL Land is market by easily read features present on the ground, including the Public Right of Way, a tarmac drive and overhead power lines.
	4.64 This would be a stronger, more readily recognisable and more defensible Green Belt boundary to the north of the Site than the boundary which is proposed by the Council.
	4.65 75m (approximately 30%) of the Council’s proposed boundary would not follow any existing feature on the ground. Where features do exist, they are not as strong or defensible as those along the northern boundary of the CWDCL Land, being limited to...
	4.66 Smeedan Foreman additionally highlight than hedgerow trees along the northern boundary of the proposed allocation would necessitate an offset of 8.5m before any level changes occur within the Site. This would significantly reduce the developable ...
	4.67 The developable area would be reduced further still by the need for supplementary landscaping that would be necessary to reinforce the insubstantial allocation boundary.
	4.68 The Council have failed to properly take account of these factors when calculating the net developable area of the proposed allocation. As noted elsewhere in these representations, the Council has also applied overly-optimistic development densit...
	4.69 Feasibility work undertaken by CWDCL demonstrates that a maximum development density of 3,200 sq m/ha (of the net developable area) would be achievable at the Site (and across the CWDCL Land).
	4.70 These factors mean that the net developable area of the Site would be more in the order of circa 10.1-11.3ha (depending on the mix of occupiers/unit sizes that come forward at the Site and the corresponding need for the creation of development pl...
	4.71 Taking these matters into account, depending on the way that development comes forward at the Site (indicative development scenarios are explored in the Plans at Appendix 3), the Site would deliver in the order of between 35,100 – 37,250 sq m of ...
	4.72 The Site would therefore potentially only deliver some 33% (17,115 sq m) less than the amount necessary to respond to market demand, confirmed as appropriate in this location by the draft Local Plan (and its Evidence Base) and necessary to suppor...
	4.73 Should the Local Plan fail to allocate sufficient land at Clayton West to meet market demand then the Green Belt boundary (once redrawn) will be inconsistent with the Local Plan strategy for meeting identified requirements for sustainable develop...
	4.74 There is therefore a clear and substantial risk that the Council will be forced to consider proposals for employment development beyond the boundary of the allocation during the Plan Period.
	4.75 It is also likely that the Green Belt Boundary in this area of the Borough will need to be altered at the end of the Plan Period (or before) (contrary to Paragraph 85 of the NPPF) to accommodate medium to longer term development needs in this par...
	e) Ground Conditions and Flood Risk

	4.76 An assessment of prevailing ground conditions and flood risk has been undertaken by Cooper Consulting Engineers and is included at Appendix 10.
	4.77 The CWDCL Land was used in part during the late 1800s for quarrying of sandstone, albeit operations ceased in the early 1900s and the quarry has since been fully filled. The Site also lies in an area of historic coal mining.
	4.78 Despite the above, Cooper Consulting consider that subject to further verification, traditional footings to support any new structures on Site should be appropriate.
	4.79 Due to the presence of a shallow coal seam, a Phase 2 Ground Investigation is recommended prior to development on Site.
	4.80 Overall the CWDCL Land presents a ‘medium’ risk potential which is capable of reduction or mitigation following further assessment. There are no matters identified within the assessment to prevent development from taking place on Site.
	4.81 The CWDCL Land comprises agricultural land and as such site clearance would involve the removal of topsoil and any vegetation (if deemed acceptable and necessary for removal).
	4.82 The Land falls approximately 20m from north to south which is typical of the topography in this area of south east Kirklees albeit less severe than western valley areas.
	4.83 As a result of the CWDCL Land’s topography is it recommended that it is developed in a series of development plateaus involving cut and fill. The result of the cut and fill is a reduction in the density of development that may be achieved on the ...
	4.84 The above characteristics result in a maximum development density of circa 2,300 sq m per ha (gross) (which is characteristic of this area of Kirklees and more efficient than many areas of the Borough that are constrained to a greater degree by t...
	4.85 The Council’s allocation of circa 16.82ha (gross) (when applying this more realistic development density) is incapable of delivering the 52,115 sq m required by the Local Plan or the scale of development demanded by the market (which is in excess...
	4.86 The majority of the CWDCL Land is at limited risk of flooding (Flood Zone 1) with a small section (on the southern portion) located within Flood Zone 2. In order to ensure that development on CWDCL Land does not increase flood potential elsewhere...
	4.87 There are notable opportunities to include sustainable drainage measures on the CWDCL Land in order to replicate (if appropriate) greenfield run off rates. To this end an area has been set-aside on the illustrative plan for ‘balancing ponds’.
	4.88 Overall there is the potential through the application of a sustainable drainage strategy to improve upon the CWDCL Land’s drainage capacity and deliver additional biodiversity benefits.
	f) Infrastructure

	4.89 A summary of existing utility infrastructure at the site and that required to support its future development is provided in the Engineering Assessment provided by Cooper Consulting and included at Appendix 10.
	4.90 There is an existing 11kv overhead cable crossing the site from north to south. Two combined sewer pipes enter the CWDCL Land from the north and east before existing at Wakefield Road. There is also an overhead telecommunications cable that runs ...
	4.91 Other than the telecommunications cable, the development of the CWDCL Land is likely to require the diversion of these existing services which is considered achievable.
	g) Highways

	4.92 As assessment of the CWDCL Land’s accessibility to local services, the capacity of the local road network to accommodate the scale of floorspace proposed by the Council for the Site and the ability to safely access the Site via Wakefield Road, ha...
	4.93 Based upon this assessment the proposed allocation at Appendix 3 is demonstrated to be wholly appropriate for development.
	4.94 Notably Appendix 8 demonstrates that:
	h) Ecology

	4.95 An assessment of the ecological potential of the Site has been undertaken by Smeeden Forman and was submitted with representations to the Council’s Call for Site’s exercise in January 2015. This assessment remains valid and is included at Appendi...
	4.96 The Phase 1 study has identified no statutory designations on the CWCDL Land nor within 2km of its boundaries.
	4.97 There are three non-statutory designations within 2km however, due to their distance from the Site and the intervening land uses, Smeeden Foreman have concluded that there will be no adverse impacts upon these areas as a result of the Site’s allo...
	4.98 The Site is of low conservation value with the existing trees and hedgerows on Site being considered to be of only local ecological value.
	4.99 However, the River Dearne and its associated corridor is considered to be of significant importance to local wildlife, as is the stream and belt of mature trees that run along the Site’s eastern boundary.
	4.100 The illustrative Development Zones Plan (Appendix 4) maintains these landscape areas in accordance with the recommendations of Smeeden Foreman.
	4.101 There is also the opportunity through creating new landscaping buffers between these boundaries and the proposed development areas to enhance their biodiversity and recreational potential.
	4.102 Although there is evidence of badger activity, this species (if present) is capable of relocating and does not present an insurmountable constraint on development.
	4.103 The existing trees and hedgerows on the Site provide suitable habitats for bats and birds, however, a process of hedgerow retention (where appropriate) and replacement (where not) will mitigate against any potential adverse implications.
	4.104 Records of other notable species including otters, crayfish and brown hare exist in the area surrounding the Site, albeit again the retention of appropriate landscaping elements and provision of new landscape linkages and development buffers wil...
	4.105 The potential to provide a significant area of new strategic landscaping within the allocation boundary along its northern extend has the potential to provide new habitats connecting into existing boundary features and corridors to the benefit o...
	i) Other Environmental Considerations

	4.106 The Council’s suggested allocation wording requires any development proposal when brought forward on the site to consider its impact on noise. The lack of any notable sensitive receptors close to the allocation site and the ability to control th...
	4.107 Any application proposal will be ‘scoped’ with the Local Planning Authority at the relevant time with specific reference to the form of the proposed development.
	4.108 The proposed policy wording suggests that part of the Site lies within Flood Zone 3a. This is incorrect. The Environment Agency Flood Map shows that part of the site to the south of Wakefield Road lies within Flood Zone 2, but no part of the pro...
	4.109 The Council’s draft allocation E2333a has been amended accordingly in Appendix 12.
	j) Deliverability and Viability

	4.110 The CWDCL Land is being promoted for allocation by the CWDCL who has sole control of the Site and its road frontage.
	4.111 The Site’s single ownership and its market attractiveness detailed earlier makes it a deliverable and viable development option, capable of being brought forward within the Plan Period.
	4.112 Furthermore, there are no known complications that will prevent the early delivery of the Site.
	4.113 A financial appraisal has been undertaken for both the proposed allocation and the allocation of the CWDCL Land in full based upon current market circumstances and information available to CWDCL at the time of writing.
	4.114 The appraisal assumes the delivery of the Council’s proposal for 52,115 sq m of employment floorspace and considers the need for the entirety of the CWDCL Land to deliver this level of floorspace in an appropriate manner taking account of:
	(i) the need for cut and fill to deliver the necessary development plateaux;
	(ii) strategic landscaping along existing defined boundaries to deliver a defensible limit to the Green Belt;
	(iii) offsetting development from areas at risk of flooding;
	(iv) site access; and
	(v) infrastructure costs including utility diversions and connections.
	4.115 The appraisal has demonstrated that both the allocation promoted by CWDCL (allocation of the CWDCL Land in full, as per the Plan at Appendix 4) is viable and deliverable.
	4.116 As shown in earlier sections of this report the topography of the site (which is typical of the topography in this area of Kirklees but less severe than manner of areas to the west of the Borough) necessitates the use of cut an fill to create de...
	4.117 The most efficient means of achieving this form of plateauing across the CWDCL Land is shown at Appendix 4 (and has been considered in the development scenarios shown in the Plans at Appendix 3).
	4.118 Given the topography of the site (which is less steep than many areas to the west of South Kirklees) a maximum development density of 2,300 sq m per ha (gross) is realistic.
	4.119 When taking account of the above factors the Council’s suggested allocation area is incapable of delivering the circa 52,115 sq m envisaged by the draft Local Plan.
	4.120 CWDCL have additionally undertaken a financial appraisal of the proposed allocation area. This has concluded that the proposed allocation would be viable and deliverable, albeit it would not deliver the scale of development required by the draft...
	k) Summary

	4.121 The CWDCL Land has been demonstrated to be appropriate, sustainable and deliverable for allocation within the Draft Local Plan.
	4.122 The allocation of the CWDCL Land promotes the achievement of sustainable economic development when assessed against the Council’s sustainability criteria.
	4.123 The allocation will provide a significant amount of new employment floorspace that is capable of providing new job opportunities locally and address the current significant levels of out-migration from Clayton West and South Kirklees. It will de...
	4.124 Whilst these conclusions are also true for the Council’s proposed allocation at the Site (though, to a lesser extent), the Council’s suggested allocation boundary is less able to meet the five purposes of the Green Belt and does not deliver a bo...
	4.125 The CWDCL Land boundary follows specific features on the ground and is capable of delivering a strong defensible boundary with the incorporation of additional landscaping which will provide additional landscape and ecological benefits.
	4.126 The proposed CWDCL Land would if allocated, deliver the scale of floorspace for which there is market demand (the proposed allocation would not) and is deliverable and viable.
	4.127 There are no environmental constraints to development which cannot be appropriately and effectively overcome through the incorporation of mitigation or through site design at the relevant stage.

	5 summary of representations
	a) Appropriateness of Allocation
	5.1 The Council’s intention to allocate land to the west of Clayton West is supported by CWDCL.
	5.2 The proposed allocation has been demonstrated to be appropriate and deliverable in these and previous representations (dated January 2015, February 2016 and August 2016).
	5.3 However, the Site covers a considerably smaller area than that promoted by CWDCL through the Call for Sites exercise and subsequent representations, extending to just 16.82ha (gross) as opposed to the 25.7ha promoted (approximately 35% less).
	5.4 The allocation is (along with all other allocations in the Draft Local Plan) market derived, i.e. the Council have in drafting the Local Plan assessed the development potential of those sites put forward for allocation through the previous Call fo...
	5.5 Clayton West is distinctive in the South Kirklees context given its prime positioning on the A636 Wakefield Road and its proximity to the M1. Its location makes it uniquely attractive to regional and national occupiers, and well as a sustainable a...
	5.6 There is also an identifiable need to address the currently negative commuting patterns experienced throughout Rural Kirklees (and particularly in Clayton West) in order to help create more sustainable communities and patterns of travel.
	5.7 The allocation of land within Clayton West for employment purposes is critical to support the Council’s aspiration deliver employment opportunities throughout Rural Kirklees. Provision of employment development in this location will enable the hig...
	5.8 This is especially important given the Council’s intention to allocate sites in the draft Local Plan to accommodate in the order of 402 new homes in the local area over the Plan Period.
	5.9 As such, the Council have a longstanding objective to support the provision of new employment land in Clayton West to ensure that there will be opportunities for new jobs close to existing towns and villages in the South Kirklees area.
	5.10 JLL’s Market Assessment has demonstrated that there is significant latent demand for employment space in this location that, if accommodated on the Site, would create a critical mass resulting in an employment land delivery rate that would warran...
	5.11 The Council have concluded that it is appropriate to support the allocation of the Site for 52,115 sq m of flexible employment space. By applying the site densities in the Roger Tym and Partners Employment Land, Translating Jobs into Land paper t...
	5.12 These representations have demonstrated that there is a need for additional land beyond the 16.82ha allocated in the Draft Local Plan to appropriately and sustainably accommodate 52,115 sq m of employment floorspace.
	5.13 The Council’s intended allocation is likely to only deliver in the order of between 35,150 and 37,250 sq m of commercial floorspace. This is up to 17,115 sq m (almost 33%) less than the amount required.
	5.14 CWDCL object to the Plan’s failure to identify an appropriately sized site that will deliver a flexible, market-facing employment opportunity capable of meeting the objectively assessed business needs of the area in full (as required by NPPF, Par...
	5.15 There is also a need to take account of the area’s environmental constraints and sensitivities including topography, and to ensure that the Green Belt boundaries, when redrawn, are appropriate, defensible and longstanding (as required by NPPF, Pa...
	5.16 The CWDCL and land would have better regard to these issues than the proposed allocation, as summarised below, and would therefore be a more appropriate allocation. These representations have shown the proposed allocation could be extended withou...
	b) Environmental Considerations

	5.17 A landscape character and visual appraisal of the CWDCL Land and its surroundings has been undertaken by Smeeden Foreman (Appendix 9) and has been used to assess the impact of development of the CWDCL Land on the visual amenity and the landscape ...
	5.18 A comparative analysis of the impact of development across the whole of the CWDCL Land in comparison to the proposed allocation area is included as part of this assessment.
	5.19 The assessment has confirmed that commercial development could take place on the CWDCL Land in such a way that the magnitude of change would be low or negligible. In some cases, their assessment demonstrates that development of the CWDCL Land in ...
	5.20 Smeeden Foreman has also assessed the potential impact of development on the Grade II Parkland Landscape of Bretton Hall and the Scheduled Monument of Bentley Grange to the north east of the Site.
	5.21 Development of the CWDCL Land is not considered to have any material impact on the character of the parkland or its setting. The introduction of additional landscaping of the kind that could be created through the allocation of the CWDCL Land in ...
	5.22 Views of the site from Bentley Grange are obscured by local topography and intervening landscape and field boundaries such that the allocation of the CWDCL Land would have no material impact upon the character or setting of the site.
	5.23 An assessment of prevailing ground conditions has been undertaken and concludes that there are no matters which would prevent development from taking place on Site.
	5.24 The majority of the CWDCL Land is at limited risk of flooding (Flood Zone 1) with a small section (on the southern portion) located within Flood Zone 2. In order to ensure that development on CWDCL Land does not increase flood potential elsewhere...
	5.25 Overall there is the potential through the application of a sustainable drainage strategy to improve upon the CWDCL Land’s drainage capacity and deliver additional biodiversity benefits.
	5.26 An assessment of the ecological potential of the Site has been undertaken. This assessment has identified no statutory designations on the CWCDL Land nor within 2km of its boundaries. Whilst there are non-statutory designations within 2km of the ...
	5.27 The Site is of low conservation value with the existing trees and hedgerows on Site being considered to be of only local ecological value.
	5.28 Whilst the River Dearne and its associated corridor is considered to be of significant importance to local wildlife, as is the stream and belt of mature trees that run along the Site’s eastern boundary, the illustrative Development Zones Plan (Ap...
	5.29 An assessment of the CWDCL Land’s accessibility to local services, the capacity of the local road network to accommodate the scale of floorspace proposed by the Council for the Site and the ability to safely access the Site via Wakefield Road, ha...
	c) Green Belt Boundaries

	5.30 The northern boundary of the CWDCL Land is marked by easily read features present on the ground, including the Public Right of Way, a tarmac drive and overhead power lines. The CWDCL boundary would therefore create a stronger, more readily recogn...
	5.31 As noted elsewhere in these representations, the allocation area proposed by the Council will not deliver the amount of employment development that is both appropriate and necessary in this location. CWDCL object to the Plan on this basis.
	5.32 As a result, the Green Belt boundary (once redrawn) will be inconsistent with the Local Plan strategy for meeting identified requirements for sustainable development and will need to be altered at the end of the Plan Period (or before) (contrary ...
	d) Deliverability and Viability

	5.33 The CWDCL Land is being promoted for allocation by the CWDCL who has sole control of the Site and its road frontage. The Site’s single ownership and its market attractiveness makes it a deliverable and viable development option, capable of being ...
	5.34 Furthermore, there are no known complications that will prevent the early delivery of the Site.
	5.35 A financial appraisal has been undertaken for the proposed allocation based upon current market circumstances and information available to CWDCL at the time of writing. The appraisal has demonstrated that the proposed allocation (presented at App...
	e) Conclusions

	5.36 The CWDCL Land has been demonstrated to be appropriate, sustainable and deliverable for allocation within the Draft Local Plan.
	5.37 The allocation of the CWDCL Land promotes the achievement of sustainable economic development when assessed against the Council’s sustainability criteria.
	5.38 The allocation will provide a significant amount of new employment floorspace that is capable of providing new job opportunities locally to address the current significant levels of out-migration from Clayton West and South Kirklees. It will deli...
	5.39 There are no environmental constraints to development which cannot be appropriately and effectively overcome through the incorporation of mitigation or through site design at the relevant stage.
	5.40 Whilst these conclusions are also true for the Council’s proposed allocation at the Site (albeit to a lesser extent), the Council’s suggested allocation boundary is less able to meet the five purposes of the Green Belt and does not deliver a boun...
	5.41 The proposed CWDCL Land would if allocated, deliver the scale of floorspace for which there is market demand (the proposed allocation would not) and is deliverable and viable.
	5.42 The Council should submit a Plan for examination which is considers “sound”. Paragraph 182 of the NPPF sets out that for a Plan to be sound it must be:
	5.43 The Council’s intended allocation will deliver 33% less employment floorspace than the amount that has shown to be required by the Council’s own evidence base. As such it is not an appropriately sized site that will deliver a flexible, market-fac...
	5.44 There is also a need to ensure that the Green Belt boundary, when redrawn, is appropriate, defensible and longstanding (as required by NPPF, Paragraph 85). The CWDCL and land would have better regard to these issues than the proposed allocation.
	5.45 As a result of the allocation area proposed by the Council being unable to deliver the amount of employment development that is both appropriate and necessary in this location, the Green Belt boundary (once redrawn) will be inconsistent with the ...
	5.46 The Plan has therefore not been positively prepared and is inconsistent with national policy. It is unsound in these respects.
	5.47 CWDCL respectfully suggest that, in order to remedy these matters and enable the submission of a Plan for examination which is sound, the Council should amend the Plan to allocate CWDCL Land (as shown at Appendix 1) in full.
	5.48 This will enable the delivery of in the order of 52,115 sq m (potentially up to circa 55,000 sq m) of employment floorspace to be delivered at the Site over the Plan Period, enabling objectively assessed and market derived requirements to be met ...
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