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Summary

Site Thirstin Mills, Honley
Location To the West of Thirstin Road
Client North Park

Grid Reference 413447 412071

Postcode HD9 6JJ

Area Approx 14400 Square Metres

EA Flood Zone
Classification

3and2

SFRA

Calder Valley, Kirklees and Calderdale

Previous Site Use

Woollen Spinning Mill

Current Site Use

None — Brownfield site

Description of
Proposed
Development

17 No detached dwelling houses

Vulnerability
Classification

More Vulnerable

History of Flooding

None found

Flood Defence
Level

Varies

Summary of Risks

Surface Water Flooding
Fluvial flooding from the watercourse
Groundwater from the banking

Summary of
Surface Water
Runoff

The attenuation of surface water runoff within the new development will be
provided by an underground surface water attenuation tank.

This will reduce surface water discharge rates from the site relative to the previous
provision and will protect the site for rainfall events up to the 1 in 100 year plus
30% for climate change events.
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Introduction

Scope of the Assessment

Bland & Swift have been appointed by North Park Homes to carry out a flood risk assessment (FRA) for the
proposed development at The former Thirstin Mill site, Honley, National Grid Ref 413447 412071.

The proposed development is for the construction of 17 No detached dwelling houses. The overall site
area is approximately 14400 square metres.

It is proposed to submit a planning application and this assessment should provide the level of detall
necessary to show that the potential effects of the proposed development with respect to flood risk have
been considered by a) identifying the source and the probability of flooding of the site, also including for the
effects of climate change, b) evaluating the consequences of flooding on the development and also
consequences caused by the development and stating how this will be controlled and managed, ¢) showing
that flood risk issues evaluated by this assessment comply with current guidance.

Policy and Guidance

Planning Policy Statement 25 (PPS25) Remains in place but superseded by NPPF.

In determining an approach for the assessment of flood risk at Thirstin Mill, Honley there is a need to review
the policy context. Government Guidance requires that consideration be given to flood risk in the planning
process. PPS25 was updated in March 2010 and is the national policy on development and flood risk
assessment.

The policy states that flood risk should be considered at all stages throughout the planning and development
process to ensure that new development is not exposed to unnecessary flood risk and where possible
floodplains are maintained as natural flood storage areas. The essence of PPS25 is that:

u The susceptibility of land to flooding is a material planning consideration:

u The Environment Agency has the lead role in providing advice on flood issues, at a strategic level
and in relation to planning applications.

u Policies in development plans should outline the consideration, which will be given to flood issues,
recognising the uncertainties that are inherent in the prediction of flooding and that flood risk is
expected to increase as a result of climate change.

u Planning Authorities should apply the precautionary principle to the issue of flood risk, using a risk
based search sequence to avoid such risk where possible and managing it elsewhere;

u The vulnerability of a proposed land use should be considered when assessing flood risk;
Development types have been classified according to their vulnerability, which establishes whether
the proposed land use is ‘highly vulnerable’ (e.g. hospitals, housing for the elderly), ‘more
vulnerable’ e.g. (residential, drinking establishments), ‘less vulnerable’ (e.g. shops, offices), or
‘water compatible’ (e.g. recreational areas).

u Planning Authorities should recognise the importance of functional floodplains, where water flows
or is held at times of flood, and avoid inappropriate development on undeveloped and undefended
floodplains;

u Developers should fund the provision and maintenance of flood defences that are required

because of the development;

u Planning policies and decisions should recognise that the consideration of flood risk and its
management needs to be applied on a catchment wide basis and not restricted to floodplains;
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u A strategic approach should be adopted in keeping with Government’s aims to ensure that new
development is sustainable, including the need to apply Strategic Flood Risk Assessment to
decisions taken at all levels of planning, i.e. the need for assessment at the Regional Spatial
Strategy; and,

u The concept of Flood Risk Reduction, particularly in circumstances where development has been
sanctioned on the basis of the “Exception Test".

2.2 PPS25: Development and Flood Risk Practice Guide (December 2009)

2.2.1  The Practice Guide provides advice on the practical implementation of PPS25, and provides additional
guidance on what is required at regional and local level. The document provides supporting information on:

u Preparing regional spatial strategies, sustainability appraisals and local development documents
and the roles and responsibilities for those managing individual planning applications and the
planning process;

" Additional guidance on the contents of RFRAs, SFRAs, and FRASs;
u Surface water management and implementing sustainable drainage;
" Measures to reduce flood risk to acceptable levels; and

u How to manage residual risks.

2.3 Kirklees Core Strategy and Development Framework

2.3.1  Previously the proposed core strategy document being produced by Kirklees was withdrawn. The Local Plan
(previously known as the Local Development Framework) is the new development plan being produced for
Kirklees. Consultation on the Local Plan started on the 9 November 2015 and finished on 1 February 2016.
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2.6

2.6.1

Kirklees Strategic Flood Risk Assessment (SFRA)

Kirklees published a Strategic Floor Risk Assessment in 2008 in conjunction with both Wakefield and
Calderdale councils. The SFRA creates a strategic framework for the consideration of flood risk when
making planning decisions at Local Level. It was developed with reference to PPS25, the PPS25 Practice
guide and additional guidance provided by the Environment Agency.

The main objectives of the Kirklees SFRA are to provide flood information:

u As the evidence base for the application of the risk based sequential approach to support planning
decisions, in compliance with PPS25.

u That is strategic as it covers a wide spatial area, considering both present and future risk;
u That supports sustainability appraisals of the local development framework; and
u That identifies what further investigations may be required in flood risk assessments for specific

development proposals.

The main risks of flooding identified within the SFRA include:

u Fluvial flooding in the Calder catchment.
u Surface water flooding from impermeable surfaces.
u Flooding from groundwater

The SUDS Manual, CIRIA (2007)

This guidance provides best practice on planning ,design, construction, operation and maintenance of
Sustainable Drainage Systems (SUDS) to facilitate their effective implementation within developments.

The guidance supersedes previous general guidance on SUDS and addresses landscaping, biodiversity
issues, public perception and community integration as well as water quality treatment and sustainable flood
risk management. The output is based on results contained in the Environment Agency R&D Report
SC020114/2.

The SUDS Manual aims to provide comprehensive advice on the implementation of sustainable drainage
techniques in the UK. It provides guidance on:

u Initial planning;

u Design through to construction;

u The management of SUDS in the context of the current regulatory framework; and
u Advice on landscaping, waste management, cost, and community engagement.

The SUDS Manual has been used to provide the necessary design guidance for the surface water drainage
strategy incorporated into the Masterplan.

Sewers for Adoption
This document is the definitive guide for those planning, designing and constructing sewers and pumping

stations for subsequent adoption by water companies in England and Wales under Section 104 of the Water
Industry Act.
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This guidance provides best practice on planning, design, construction, operation and maintenance of
SUDS to facilitate their effective implementation within developments.

Development Site

Development Description and Location

The site is located at HD9 6JJ , National Grid Ref 413447 412071 and has Thirstin Road on two sides
of the boundary, a slope on the third and fourth side. The approximate area of the overall development site
is 14400 square metres. See appendix A for a site location plan.

A watercourse is located within the development site and flows in a South to North direction. The
watercourse discharges into the Mag Brook that is around 125 Metres from the site boundary.

The proposed development Is for the construction of 17 No dwelling houses.
Vulnerability Classification

The site is proposed for residential development and is classed as more vulnerable.
Sequential Test

Alternative sites have been considered as part of the FRA and a sequential test report was produced in May
2011.
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Exception Test
Residential development is proposed for the site.

For the Exception Test to be passed, it should be demonstrated that the development provides sustainability
benefits to the community that outweighs any flood risk, the development should be sited on previously
developed land unless no alternative is available and the FRA should show that the proposed development
will be safe without causing an increase in flood risk off site and should if possible reduce overall flood risk.

The results of the Exception test requirements given above are that the development will incorporate
sustainability benefits as well as contributing to future employment benefits that will serve the wider
community. The location of the site is on previously developed land. The previous use was as a woollen
spinning mill. The FRA demonstrates that the site will remain safe without increasing flood risk off site. All
three requirements comply with the tests and therefore pass.

It is concluded that although the site may be subject to a residual risk from flooding, the probability of this
occurring is very low. The development will benefit the wider community and therefore outweigh the
negligible risk of flooding to the site.

Soil Classification

The near surface soils have been classified as not suitable for disposal of surface water by means of
soakaways. This is mainly as a result of contamination caused by the previous use of the site.

Topography

A topographical survey has been carried out for the site and the immediate surrounding area including
Thirstin Road. The results show that the site has a slight downwards gradient from the South to the North.
The level of the bottom of the open channel watercourse as it enters the site at the Southern end was
111.035M AOD.

The current ground levels of the site are those remaining post demolition of the former buildings..
Geology

An examination of the 1: 50 000 scale Geological Survey map of the area indicates the valley bottom is
underlain by mudstones and siltstones of the Carboniferous Millstone Grit Series. However, beneath the
higher ground immediately to the east, west and south of the site, Rough Rock, a named sandstone unit
within the Millstone Grit Series, is shown to outcrop. On the basis of this information it is considered that
Rough Rock outcrops in the valley sides, but mudstones and siltstone outcrop in the bed of the valley.

The Groundsure Report and groundwater vulnerability map suggests there is a secondary A aquifer within

the solid geology beneath the site. This is defined as permeable layers capable of supporting water supplies
at a local rather than strategic scale, and in some cases forming an important source of base flow to rivers.

Flood Probability and Hazard

Environment Agency Flood Zones

The Flood Zones shown on the Environment Agency (EA) flood maps show the extent of flooding that would
occur without flood defences. A extract of the flood zone map is given in appendix B.

The Environment Agency indicative flood map shows that part of the site is located in Flood Zone 3. The
land within this zone is assessed as having a probability of 1% of flooding from the watercourse. The Flood
zone 3 runs along the line of the watercourse. The remainder of the site is in flood zone 2 or 1.

Sources of Flooding
To comply with PPS25, all sources of flooding should be assessed. Flooding can occur from, surface

rainwater from adjacent land, groundwater, surcharging pipes and sewers, other sources such as tank or
dam failure as well as the more usual sources, fluvial flooding from rivers and tidal from the sea.
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Fluvial Flood Risk. The watercourse that runs through the site is the source of risk. The SFRA flood map
shows the Mag Brook to be in Flood zone 3a to the confluence with the River Holme except for a floodplain
area that is shown to be in flood zone 3b. The area around the confluence of the Mag Brook and the River
Holme, shows floodplains in flood zone 3. The watercourse entering the site is culverted upstream through
Honley for a distance exceeding 1000M. Surcharging of the culvert or blockage will need to be considered
and an appropriate flood route designed.

Flood risk from adjacent land, surface water pipes and sewers. The nearest public sewer is a combined
sewer and is located within Thirstin Road and has a diameter of 450mm. Surcharging of the sewer will need
to be considered and an appropriate flood route designed. Run off from adjacent land at a higher elevation
is considered to be a low risk.

Flood risk from groundwater. A site investigation carried out by Rogers Geotechnical recorded groundwater
strikes in the trial pits and boreholes, with the highest level recorded at 2.7M below the current ground level.
The EA bedrock designation aquifer map shows the site to be underlain with a Secondary A aquifer.

The natural spring located on the site has been diverted via a recently constructed manhole into the culvert
that passes through the site. Groundwater is also known to issue from the valley sides during periods of
prolonged and heavy rainfall. The SFRA does not indicate that Honley is at risk from groundwater flooding.
Possible groundwater will need to be collected and a flood route designed in case of blockage.

Flood risk from tidal waters. The site is not in a zone with this risk.
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Environment Agency

The EA were involved with the design for the realignment of the culvert across the site, carried out post
demolition. The EA have previously raised concerns regarding the potential increased flood risk on the site
as a result of the demolition of the mill buildings. The primary concern was surcharging of the current open
channel. The proposals to modify the channel in order to redirect surcharge flows was accepted.

Flood Routes

The proposed flood route in the event of culvert blockage or excessive water flow would be via a flow
diversion arrangement that would result in the water flowing down the Thirstin Road. At the Northern end of
the site, the flow on the road can flow back into the watercourse. The flood route for groundwater flow
emanating from the banking in the event of land drain blockage would be via a swale type structure within
the ground at the bottom of the slope. This would divert water to the Northern end of the site and discharge
onto the road and thence into the watercourse.

Management of Residual Risks
Residual Risks

Residual risks are defined as risks that remain after risk avoidance, reduction and mitigation measures have
been undertaken. For flood risk assessment, risks in this class are extreme events beyond the 1 in 1000
year plus climate change for tidal sources and 1 in 100 year plus climate change for rainfall events.

Flood level prediction for extreme events beyond the limits as stated above is outside the scope of this
report. Nevertheless consideration of the effects of exceedence will be given.

The proposed development is for residential buildings. It is anticipated that the number of persons within the
buildings would be less than 100 but more than 50. The site use is classed as more vulnerable.

Blockage of the inlet to the culvert. The inlet to the culvert is to be protected by a system of screens
designed in accordance with the EA’s 2009 document on Trash screen design. In the event of blockage, the
floodwater surcharge will be diverted into Thirstin Road and flow down to rejoin the watercourse at the
Northern end of the site.

Breach of the flood defence wall to the open channel watercourse at the Southern end of the site. The
residential development will have finished floor levels sufficiently high so that in the event of a breach, the
water will flow down the private drive and then into Thirstin Road
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Flood Levels

It is recommended that the finished floor level of the proposed buildings is sited at 600mm above the
predicted year 2107, 1 in 100 year flood level. This will result in variable finished floor levels from the
Southern end of the site down to the Northern end of the site due to the topography.

Evacuation Plan

The proposed dwellings on the site will be in the flood zone 1. Safe means of emergency egress would be
along the drive, to the rear of the buildings or along the Thirstin Road footpath. The footpath has a gradient
sufficient to prevent flooding.

No special measures are required for this site in terms of emergency evacuation due to the high level of
finished floor relative to maximum predicted flood levels. There will be a flow diversion structure between
the development and the open channel designed to direct surcharge flows onto Thirstin Road. Thirstin Road
has a gradient sufficient to prevent flooding.

Surface Water Management
Surface water drainage strategy

The previous site was mainly made up of roofs and hardstandings. The site of the former mill pond located
at the Southern end of the site adjacent to the open channel was permeable. All the surface water drainage
from the mill was directed into the culvert. The ground water from the banking was collected by land
drainage and together with the spring water was all directed into the culvert.

Attenuation of surface water from roofs and hard paved areas for the proposed development will be
provided. The attenuation system is proposed to be in the form of underground storage tanks, sized to allow
containment of the 1 in 100 year plus 30% for climate change, peak rainfall event. The permitted outflow
will be based on the 1 in 1 year event for the previous development. Discharge from the tanks is to be
controlled by a hydraulic flow restricting device and will discharge into the existing culvert at the downstream
end.

A system of land drainage will be required at the bottom of the banking that will direct the groundwater to a
point at the Northern end of the site, where discharge into the culvert is proposed.

The results of the soakaway testing showed that while there is a possibility that soakaways might work, it
was recommended that these are not used due to possible contaminated ground and the presence of the
underlying aquifer.

As a result of the above drainage strategy, there will be no uncontrolled flooding on the site during events
up to those designed for. This strategy will also result in a reduction in the peak discharge rate of water
from the site, into the watercourse, compared with previous use. The storage of water on site in tanks will
therefore contribute to a reduction in possible flooding downstream of the site. There will also be an added
benefit due to the larger area of permeable ground compared to the previous use.

Foul drainage from the site will be directed into the existing 450mm diameter combined sewer located under
Thirstin Road.

Conclusions

Based on the EA flood maps, part of the site is located in Flood Zone 3. The development will take place
outside of the flood zone 3.

The proposed site use is considered to fall into the more vulnerable class.

The surface water drainage strategy will result in a reduction of peak surface water discharges off the site.
The strategy will also ensure that there will not be any flooding of the site due to the 1 in 100 year plus 30%
for climate change, peak rainfall event. This will also have the effect of reducing the effect of flooding
downstream due to the smaller volume of water entering the watercourse.

A sequential test has previously been carried out for this site and this also included an Exception test due to
the more vulnerable site classification.
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7.1.5  The report recommends that the finished floor level for the buildings is set at 600mm above the predicted
year 2107, 1 in 100 year flood level.

7.1.6  The permeable areas of the proposed development will exceed the area that existed with the previous use

7.1.7  The development proposal has considered the risk by flooding caused by the development and also the
effects by possible flooding on the development. Consideration has been given to the need to manage and
reduce flood risk to comply with the guidance in PPS25. This FRA shows that the proposed development is
not at risk of flooding and also aims to further reduce the risk of onsite and offsite flooding by the use of
SUDS in the drainage design. The proposal does not increase the risk of flooding offsite. The development
of this site should not be restricted as a result of flood risk.
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APPENDIX A

SITE LOCATION PLAN
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APPENDIX B

EA FLOOD MAP EXTRACT
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APPENDIX C

TOPOGRAPHIC SURVEY EXTRACT
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APPENDIX D

PROPOSED SITE LAYOUT
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SFRA FLOOD MAP
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YW SEWER MAP
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SEQUENTIAL TEST



Thirstin Mills Thirstin Road Honley

Proposed Residential Davelopment

PP3S 235 Sequential Test

May 2011

1. This report accompanies a Flood Risk Assessment {FRA} prepared by JNP in respect of
a planning application for new-build residential development on the site. The report seeks to
provide the relevant information 1o enable the Local Planning Authority, to determine the
application.

2. The application site was formerly the site of Thirstin Mills which were demolished somea
years ago.

3. An existing surface water culvert passes through the site.

4, Alinear strip of land running through the application site falls within Flood Zane 3 on the
Flood Zone Map

PPS 25

5. PPS 25 advocates that the risk-based Sequential test should be applied at all stages of
pianning {para D1 of Annex D to PPS 25).

5.1. PPS 25 is supplemented by a practice Guide (December 2009 version) which sets out
further guidance on how to apply the sequential test.

5.2. The application site at Thirstin Mills has not been allocated as a development site as
part of any LDD/LDF or other process. The site is unallocated on the Kirklees Unitary
Develepment Plan proposals Map. The site falls within the boundaries of the Honley
Canservation Area.

8. The proposed development of dwellinghcuses falls within the More vulnerable
classification as set outin Table D2 of Annex D to PPS 25,

Practice Guide to PPS 25 December 2009

7. Key sections of the Practice Guide are set out below:



Defining the geographical area the Sequential Test should be applied te

4.15 At the regional level the area coverad will be the region and should be used to define broad
locations and locational criteria for development in the Regional Spatial Strategy.

4.16 At the sub-regional leval it may be possibie for several LPAS to join together to review
devalopment options for a sub-region such as in the Thames Gateway. This has the potential
for broadening the scope for opportunities to reduce flood risk and put the more vuinerable
devetopment in lower flood risk araas.

4.17 At the local level the Sequertial Test should be applied to the whole LPA area, as there may be
lower risk areas which are unsustainable for development in other ways.

4.18 For individual planning applications where there has been no Sequential Testing of the
allgcations in the Local Development Documents {LDD), the area to apply the Sequential
Test will be defined by local circumstances relating to the catehment area for the
development. For some development this is clear, tor example, a school, hospital ar doctor's
surgery. For others it may be identffied from other local plan policies such as the need for
affordable housing within a town centre, or that a specific area had been identified for
regeneration. For exarnple, where there are large areas in Flood Zones 2 and 3, and
development is needed in those areas ta sustain the existing community, sites outside them
would not be reasonable alternatives. For nationally or regionally important infrastructure
the area of search to which the Sequential Test could be applied will be wider than the LPA
boundary, and could extend 1o several regions.

4.19 When applying the Sequential Test, a pragmatic approach on the availakility of alter natives
shouid be taken in considering, for example, planning applications for extensions of existing
business premises, such as fam holdings, where it might be impractical to suggest that there
are more suitable afternative locations for that development eisewhere. it is for LPAs, taking
advice from the Environment Agency as appropriate, to consider the extent to which
Sequential Test considerations have been satisfied, taking into account the particular
circumstances in any given case. In all cases the developer must justify with evidence to the
LPA what area of search has heen used when making the application. This will allow the LPA
to undertake the Sequential Test as part of considering the application. Ukimately the LPA
wauld still need be satisfied in all cases that the proposed development is safe and would not
lead to increased flood risk elsewhere. Advice on applying the Sequential Test is available as
part of the Environment Agency’s standing advica.

And

Radevelopment of an existing single property

4.40 Where an individual proposes to redevelop their property in an existing flood risk area the
consideration of alternative sites is not likely to be a realistic option. The planning applicant
should state why there i no alternative available to them to develop. if the site is large
anough thers may ba options to reiscate the development to parts of the site at lower risk.
However, the applicant will need to show how the development passes the Exception Test.
This will show how the development has been made safe through design and flood resistant
and resilient construction and that it doas not increase flood risk elsewhere. For example, an
axisting bungalow could be replaced with a building having living accommodation on the

first floor {above predicted flood lavels) to reduce the risk to the residents. While it will
generally not be poszsible to change and improve aceess arrangements beyond the boundary
of the property, and s0 access may not become fully safe, applicants should investigate how
risks associated with access can be reduced as part of the redevelopment.

8. Paragraph 4.18 is distinct from 4.15-4.17 in that the former relates to the LDD and LDF
process of site allocations and the latter to individual planning applications. This distinction is
considered to be particularly important.

9. Interms of paragraph 4.18 the local circumstances of this particular site are that there is
a strong local need fo see this particular vacant cleared site within the Conservation Area
redeveloped and thus improved. Thus, itis contended that there are no viable alternatives, in



other words, developing houses elsewhere on another site would net lead to the
redevelopment and consequent improvement of the current site.

10. This contention is buttressed by the words of para 4 40. The application site is a single
site and there is no realistic alternative if the wish is for this particu'ar site to be redeveloped.

11. The scheme has been designed such that the proposed houses are located either side
of a central road, under which runs the re-builf culvert, such that the road provides a suitable
overland flood route. l is understood that the current diverted route of the culvert was
approved under the land Drainage Act 1991 such that it was authorised. The flood route
through the site {within Flood Zone 3) could thus be said to be linked to the new route of the
culvert.

The Tact that anly a linear ‘ribbon’ of land running through the site is within Flood Zone 3 is
considered to be important in the context of locating the proposed development of dwellings
either side of the likely Flood Zone 3 land.

The Garner case

12. The decision of the High Court in R (cn the application of garmer and others) v
Elmbridge Barough Council [2011] EWHC 86 (Admin) is important in that it was held that the
sequential test in PPS 25 did not apply to a development that had to be located on a
particular site to achieve the regeneration of that site. Where the LPA were concerned with
the regeneration of a particular site, it would have been pointless tc seek to locate the
development on ancther site.

12.1 In circumstances where (as is befieved) the Local Planning Authority are desirous of
achieving some form of development on the Thirstin Miils site the ratio of the decision in
garner is applicable, namely that it would not be necessary to apply the sequential test in
relation to other sites simply because there is an important planning need to achieve the
regeneration of this prominent site within the Honley Conservation Area. Thisis also
reflected in the ‘pragmatic approach’ referred to in para 4.19 of the PPS 25 Practice Guide
{see above). Added to that is the limited area of the Thirstin Mills site falling within Flood
Zone 3.

Area of Search

13. The developer has applied the following areas of search having regard to the guidance
i 4.18 and 4.19 of the Practice Guide:

'[i] Within the boundaries of the Honley Conservation Area,;
[i] In accordance with the points above, within the application site itself.

14. 1n searching within the Honley Conservation Area the land falling within the designated
green belt has been discounted from the area of search on the basis that the development of
23 or 24 new-build dwellings would be contrary 1o planning policy and housing development
would thus be inappropriate development in the Green Belt.

14.1. A search of land within the boundaries of the Conservation Area has not yielded any
other suitable, developabie or deliverable sites (as defined in PPS 3: Housing) for 20 or



more houses. The Conservation Area is already intensively developed and it is observed
that the Thirstin Mills site is the last remaining site for development. There are no
undeveloped sequentially preferable UDP site aliocations.

14.2. ltis also interesting to note that UDP housing allocated sites in Honley that fall
outside the boundaries of the Conservation Area have been developed out.

15. As noted abave the layout of the site has been designed to allow an overland flood
route and locate the houses away from the areas of risk. Please refer to the FRA.

16. The catchment area far this development is considered to be the part of the urban area
of Honley which falls within the Honley Conservation Area. The urban area of Honley is
considered to be exclusive of land designated as Green Belt.

Exception Test

17.  The wider sustainability benefit is the need to redevelop this prominent site in the
Henley Conservation Area. There is known to be sirong local feeling to see an improvement
of the current ‘eyesore’ that is the cleared site of Thirstin Mills. The Logal Planning
Authority’s Overview and Scrutiny Management Commitiee ¢onsidered a report into the
current state of the site in September 2010. Please refer to attached documentation.

17.1. The cleared site of the mills falls within the definition of previously-developed as set
out in PPS 3 (2006, as amended in 2010 ). The site has afso previously had the benefit of
planning permission for redevelopment of the site with Housing.

17.2. The FRA demonstrates the issue of flood risk on tha sitse.

Conclusion

18. There can be liftle doubt that this site is an important Conservation Area site requiring
redevelopment. There are important local circumstances why this site, as opposed to any
other, should be redeveloped. These circumstances include the fact that this sile was the
subject of consideration by the Overview & Scrutiny Management Commitige of Kirklees
Council in September 2010 (copy report attached).

The Garner case is clear legal authority for the proposition that the PPS 25 sequential test is
not necessarily applicable in this type of case. This point is buttressed by the PPS 25
Practice Guide. The redeveicpment of this site can only be achieved by redeveloping this
site and no other, :
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