PLANNING

PLANNING STATEMENT

URBAN DEVELOPMENTS (YORK)
LTD AND JGC (1980) LTD

LAND AT CLIFF HILL, DENBY DALE

www.dppukltd.com




7/

REAY

27

2%

N
h/ﬁ/

’

NEWCASTLE UPON TYNE

[N

ARRRARR=Y

o
L
3 —
= VAN BURR SN il
© AR BRRRR A
a 2277772777 L
= (717777 7/ - K
2 2
c < F =
- o = F =
2 o £ 7 ...N
) () F/
L = Q F7
= : g E =
e
F= pd
T E " N = o A
< L o, o 5 R\ X
7 o S % g S
= - S M o =
G) i S =) b g -
o (=] w Sac \
2 ~N o ~ m.
2 £ = t
2 — =
—
.

www.dppukltd.com

b0
=
c
c
=8
a
a
o
o

" One Park Row

. Leeds

2 S1 5HN
E-mail

-

S Tel:

. vmr@“\\\ \\3 \ 5 O
oief 1ol _— b d QR =
2 N \ A WY~ 2y

NV /A — Mihc Qe

W A



Urban Developments (York) Ltd and JGC (1980) Ltd . . .

Contents

1.0 INTRODUCTION L.t 4
2.0 SITE CONTEXT 1ottt 7
3.0 PROPOSED DEVELOPMENT ..o 9
4.0 NATIONAL PLANNING POLICY CONTEXT .ovvviieiiiiieiiiieeece e 14
5.0 LOCAL PLANNING CONTEXT .oovriiiiii e 19
6.0 PLANNING CONSIDERATIONS ..o, 28
7.0 PLANNING BALANCE ... 42
List of Tables

Table 1 — Market HOUSING TYPES ...oeiiiiiiie oot 10
Table 2 - Market HOUSING VX ......viiiiiiiie e e 11
Table 3 — Site Box for Housing Allocation 'HS144' Details as Outlined in KLPAD .........cccovvviiiieiiiiiie 20
Table 4 - Housing development and 0pen SPace reqUITEd ........ccouviiiieiiei e i 26
Table 5 - Dwelling thresholds for on-site and off-site ProviSioN ..........c..ccooiiviiiiiiiiecc e 26
List of Figures

Figure 1 - Aerial Photo of Site with Approximate Site BOUNAry ......ccccoviiiiiiieiiiiecee e 7
Figure 2 - Proposed SITE LAY OUL....c..uuiiiiii et 9
Figure 3 - Proposed Elevations (House TyPes E & C) ..uuvviiiiiiiiiiiie e 10
Figure 4 - Proposed BouNdary TreatmENTS......o.ii ittt 12
Figure 5 - Local Plan (2019) Policies Map EXTIraCT .....coiuuiiiiiiie e 19

Land at Cliff Hill, Denby Dale
R001/4394LE 3



Urban Developments (York) Ltd and JGC (1980) Ltd ' . .

PLANNING

1.0 Introduction

1.1 This Planning Statement ('the Statement') has been prepared on behalf of Urban Developments
(York) Ltd. and JGC (1980) Ltd. ('the Applicants') by DPP, to assist Kirklees Council ('the Council') in
their consideration of this full planning application which seeks permission for the erection of 47
dwellings ('the Proposed Development') on land at Cliff Hill in Denby Dale ('the Site').

1.2 The Statement takes the following structure:

e Chapter 2: Site Context

e Chapter 3: Proposed Development

e Chapter 4: National Planning Policy Context
e Chapter 5: Local Planning Policy Context

e Chapter 6: Planning Assessment

e Chapter 7: Planning Balance

1.3 The Statement should be read alongside the following plans and documents:

Existing Site Plan 571/16(02)002

Location Plan 571/16(01)001

Proposed Site Plan 571/16(02)010 Rev. R

Proposed Levels Plan 571/16(02)003

House Type A 571/16-BBA-01-XX-DR-A-0201 Rev. P02
House Type B 571/16-BBA-01-XX-DR-A-0202 Rev. P02
House Type C 571/16-BBA-01-XX-DR-A-0203 Rev. P03
House Type D 553/07-BBA-01-XX-DR-A-0204 Rev. P04
House Type E 553/07-BBA-01-XX-DR-A-0205 Rev. PO5
House Type F 553/07-BBA-01-XX-DR-A-0206 Rev. P05
House Type G 553/07-BBA-01-XX-DR-A-0207 Rev. P04
House Type H 553/07-BBA-01-XX-DR-A-0208 Rev. P04
House Type | 553/07-BBA-01-XX-DR-A-0209 Rev. P04
House Type J 553/07-BBA-01-XX-DR-A-0210 Rev. PO5
Block Type AA 571/16-BBA-01-XX-DR-A-0211 Rev. PO1
Block Type BAA 571/16-BBA-01-XX-DR-A-0212 Rev. PO1
Block Type CC 571/16-BBA-01-XX-DR-A-0213 Rev. PO1
Block Type DD 553/07-BBA-01-XX-DR-A-0214 Rev. PO1

Land at Cliff Hill, Denby Dale
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Plans pack by Brewster Bye Architects

Block Type GG

553/07-BBA-01-XX-DR-A-0215 Rev.

PO1

Block Type |l

553/07-BBA-01-XX-DR-A-0216 Rev.

PO1

House Type E1

553/07-BBA-01-XX-DR-A-0220 Rev.

PO1

House Type E2

553/07-BBA-01-XX-DR-A-0221 Rev.

PO1

House Type E3 553/07-BBA-01-XX-DR-A-0222 Rev. PO1
House Type E4 553/07-BBA-01-XX-DR-A-0223 Rev. PO1
House Type H1 553/07-BBA-01-XX-DR-A-0224 Rev. PO1
House Type J1 553/07-BBA-01-XX-DR-A-0225 Rev. PO1
Proposed Street Scenes 571/16-BBA-01-XX-DR-A-0250 Rev. PO1
Proposed And Existing Site Sections 571/16-BBA-01-XX-DR-A-0251 Rev. PO1
Sheeted Visuals 3&4 571/16(02)041
Sheeted Visuals 5&6 571/16(02)042
Sheeted Visuals 7&8 571/16(02)043

Sheeted Visuals 9&10

571/16(02)044

Sheeted Visuals 11&12

571/16(02)045

Proposed Suds Basin Layout and Sections
(by Ward Cole Consulting Engineers)

10-5610-001

Air Quality Assessment

J10/13073A/10/1/F1 — by Air Quality
Consultants

Archaeology

Archaeological Desk-Based Assessment

OSA22DT08 — by On Site Archaeology

Design and Access

Design and Access Statement

by Brewster Bye Architects

Initial Ecological Review

SF 3282 — by Smeeden Foreman

Land at Cliff Hill, Denby Dale
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Phase 1: Desktop Study Report & Coal 21-719 — by Arc Environmental
Mining Risk Assessment

Phase 2 Geo-Environmental Report C2206/22/E/3401 — by RGS

Coal Risk Assessment C2206/21/E/3554 — by RGS
Georisk+ Report SF30779604000 — by Groundsure
Transport Assessment 21115 TA — by VIA Solutions
Framework Travel Plan 21115 FTP — by VIA Solutions
Proposed Access Arrangement Plan 2111502 — by VIA Solutions

Road Safety Audit Brief Stage 1 21115 - by VIA Solutions

Flood Risk/Drainage
Flood Risk Assessment and Drainage 10/5610 Rev. A — by Ward Cole Consulting
Strategy Engineers

Noise Assessment J10-13073A-20 A/1/F1 — by Noise
Consultants

Planning Reports
Planning Statement RO01/4394LE — by DPP
Statement of Community Involvement R002/4394LE — by DPP

Topographical Survey

Topographic Survey P21-01216-MET-EXT-XX-TOP-M2-G-001-1
by Met Geo Environmental Ltd

Topographic Survey P21-01216-MET-EXT-XX-TOP-M2-G-001-
02 by Met Geo Environmental Ltd

Topographic Survey P21-01216-MET-EXT-XX-TOP-M2-G-002-1
by Met Geo Environmental Ltd

Topographic Survey P21-01216-MET-EXT-XX-TOP-M2-G-002-
02 by Met Geo Environmental Ltd

Trees ‘
Arboricultural Survey Report SF 3282 — by Smeeden Foreman
Tree Survey Plan SF 3282 TSO1 — by Smeeden Foreman

Land at Cliff Hill, Denby Dale
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2.0 Site Context

21

2.2

2.3

2.4

The Site lies to the north of Wakefield Road, to the northwest of existing houses located on Leak
Hall Crescent, and to the northeast of Denby Dale Methodist Church and surrounding houses on
Cumberworth Lane. It comprises a parcel of grassland, situated in a central location within the
village of Denby Dale which lies approximately 11.5km to the southeast of Huddersfield.

The extent of the Site is indicated in the aerial photograph in Figure 1 (below) and measures
approximately 1.9 hectare in area.

‘ 3 C y
/ \ Denby'Dale
/f} v : 5 7
, 1,<$~ <8

Figure 1 - Aerial Photo of Site with Approximate Site Boundary

To the north, the Site is bound by a Public Right of Way (‘PRoW’), beyond which there is further
grassland and trees which serve as a buffer between agricultural land further to the north. The
western boundary of the Site is formed by Cumberworth Lane along which are a number of
dwellings that directly bound the Site. The southern boundary is formed by a combination of
residential dwellings and further grassland directly to the south of the Site. To the east the Site is
bound by Leak Hall Crescent which is residential in character.

The Site is accessed from the west via Cumberworth Lane which leads off the A636/Wakefield
Road, the main road running through the village.

Land at Cliff Hill, Denby Dale
R001/4394LE 7
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Planning Context

2.5 The Site has no planning history.

Land at Cliff Hill, Denby Dale
R001/4394LE 8
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3.0 Proposed Development

31

3.2

3.3

34

The Design and Access Statement, prepared by Brewster Bye Architects and submitted with this
application, describes the Proposed Development in full. However, the following section will
summarise the Proposed Development, which concerns the erection of 47 dwellings.

The Proposed Development seeks to erect 47 new, high-quality homes to be built by Urban
Developments (York) Ltd.

Layout

The proposed layout is illustrated in Figure 2 below.
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Figure 2 - Proposed Site Layout

The extract from the layout plan above demonstrates that the Site is broadly arranged to follow a
new main access road that sweeps across the Site from west to northeast. A secondary road
branches off towards the north of the site to ensure that the entirety of the site is used
effectively.

Land at Cliff Hill, Denby Dale
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House Types/Housing Mix

3.5 The Proposed Development is comprised of a broad mix of 2-, 3-, 4- and 5-bedroom dwellings,
including detached and semi-detached properties with floor areas ranging from 71.9 sgm. to
260.1 sgm. The proposed house types are all traditional in appearance and designed to be
sympathetic to the local form and vernacular.

3.6 Sample elevations are demonstrated below in Figure 3 below.

~g FIRST FLOOR =
- o g FIRSTFLOOR

FRONT ELEVATION
1:100

o GROUND FLOOR

Elevation Front
1:100

i SECOND FLOOR

~g” FIRSTFLOOR _ g FIRST FLOOR

g GROUNDFLOOR

Elevation Back REAR ELEVATION
1:100 1:100

Figure 3 - Proposed Elevations (House Types E & C)

3.7 The open market housing types are shown in Table 1 below.

Table 1 — Market Housing Types

Housing Type Number No. of bedrooms Floorspace
Type A 8 2 71.9 sgm.

Type B 1 3 87.2 sgm.

Type C 4 4 144.4 sqm.
Type D 4 4 134.8 sqm.
Type E 6 5 228.4 sgm.
Type F 3 4 148.2 sgm.
Type G 8 3 140.6 sgm.
Type H 4 4 143.2 sqm.

Land at Cliff Hill, Denby Dale
R001/4394LE 10
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3.8

3.9

3.10

3.11

3.12

dop

PLANNING

Housing Type Number No. of bedrooms Floorspace
Type | 7 4 191.3 sgm.
Type J 2 5 260.1 sgm.
Total 47
The resulting open market housing mix is shown in Table 2 below.
Table 2 - Market Housing Mix
Number of bedrooms Quantity Percentage
2 8 17%
3 9 19%
4 22 47%
5 8 17%
Total 47 100%

Scale

The Proposed Development is for 47 new dwellings. There will be a mix of 2-, 3-, 4- and 5-
bedroom dwellings and each will range from two to three storeys in height.

Design

The scale, proportion and elevational detailing has taken influences from the village and all the
house types have been carefully designed with traditional proportions and simple yet effective
detailing that will not date.

Access

Access will be gained from the west via Cumberworth Lane which leads off the A636/Wakefield
Road, the main road running through the village. The proposed junction will provide access for
cars and pedestrians as well as large refuse and emergency service vehicles. Each dwelling can
achieve gently sloping access with a ramped access to the front door in line with Part M of the
Building Regulations.

Each property will be provided with a minimum of two allocated parking spaces, typically either
to the side, front or rear of the property it serves whereas the larger properties will have at least
three spaces. There will be additional visitor spaces provided in various locations throughout the
Site.

Land at Cliff Hill, Denby Dale
R001/4394LE 11
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3.14

3.15

3.16

3.17
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EV points will be provided in accordance with local authority requirements with one charge point
per dwelling with private designated parking.

Boundary Treatment

A number of different boundary treatments are proposed across the Site (including 1.8m high
screen timber fencing, gabion baskets, masonry/timber retaining and structured planting).

Examples CGls and photos of these boundary treatments are shown in Figure 4 (below) along
with an illustration of their proposed distribution in the Site.

MASONRY/TIMBER RETAINING

Retaining This will be used where there
wall are minor steps in topography

to define plot boundaries with
minimal impact

1.8M TIMBER FENCE
Typical 1.8m closed board
timber fencing will be used

to define plot boundaries

PRIVATE SAL"
STRUCTURED PLANTING GABION BASKETS

A soft and natural way of providing privacy and Where  required, ~gabion

defining the site boundary will be used at the site baskets will be used to

entrance. create  retaining  walls,
their use is subject to the
engineers specification

Figure 4 - Proposed Boundary Treatments

Materials

It is envisaged that the Proposed Development will use materials sympathetic to the local area
(listed below) in order to integrate seamlessly with the surrounding properties. This effect will be
further reinforced through the implementation of both hard and soft landscaping that will
enhance the Proposed Development.

The materials that are proposed to be used include, but are not limited to, the following:

e Artificial stone dentil detailing

e Artificial stone window detailing
e Grey dormer windows

e Artificial stone heads/sills

e Timber canopies

Land at Cliff Hill, Denby Dale
R001/4394LE 12
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e Artificial stone construction
e Grey slate roofing

3.18 Further details of how the above will be incorporated into the design of the Proposed
Development can be found in the accompanying Design and Access Statement.

Land at Cliff Hill, Denby Dale
R001/4394LE 13
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4.1

4.2

4.3

4.4

4.5

PLANNING

National Planning Policy Context

National Planning Policy Framework (July 2021) (‘the Framework’)
Introduction

The Framework was published in July 2021 and supersedes all previous versions of national
planning policy guidance documents. The Framework sets out the government's requirements
and objectives for the planning system in England, in order to ensure that decision making is
positive, sustainable and provides for necessary development in the right areas.

Paragraph 2 confirms that planning law requires that applications for planning permission be
determined in accordance with the development plan, unless material considerations indicate
otherwise. It also confirms that the Framework must be taken into account in preparing the
development plans and is a material consideration in planning decisions.

The Presumption in Favour of Sustainable Development

The NPPF seeks to ensure that a positive framework for decision making is implemented, with the
core principle of the framework being the presumption in favour of development. Sustainable
development provides economic benefits to the country (by contributing to a strong responsive
and competitive economy), social benefits (through supporting vibrant and healthy communities)
and an environmental role (by protecting and enhancing our natural, built and historic
environment).

Paragraph 10 of the Framework goes onto state that:

“So that sustainable development is pursued in a positive way, at the heart of the NPPF is
a presumption in favour of sustainable development”.

As set out at paragraph 11, with regard to decision taking, this means:

“Approving development proposals that accord with an up-to-date development plan
without delay; or

Where there are no relevant development plan policies, or the policies which are most
important for determining the application are out of date, granting permission unless:

i. The application of policies in this NPPF that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed, or

ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this NPPF taken as a whole.”

Land at Cliff Hill, Denby Dale
R001/4394LE 14
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4.6

4.7

4.8

4.9

4.10

4.11

PLANNING
Determining Applications
Paragraph 47 states that:

“Planning law requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations indicate otherwise.
Decisions on applications should be made as quickly as possible, and within statutory
timescales unless a longer period has been agreed by the applicant in writing.”

Maintaining Supply and Delivery of Housing
Paragraph 60 confirms that:

“To support the Government’s objective of significantly boosting the supply of homes, it is
important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed and
that land with permission is developed without unnecessary delay.”

Paragraph 69 indicates that small and medium sized sites can make an important contribution to
meeting the housing requirement of an area and are often built out relatively quickly.

Referring to rural housing, Paragraph 79 states that:

“Housing should be located where it will enhance or maintain the vitality of rural
communities.”

And that:

“Where there are groups of smaller settlements, development in one village may support
services in a village nearby.”

Promoting Healthy and Safe Communities

Paragraph 92 sets out that decisions should aim to achieve healthy, inclusive and safe places
through promoting social interaction.

Paragraph 93 states that:
“Planning Policies should:

a) plan positively for the provision and use of shared spaces, community facilities (such as
local shops, meeting places, sports venues, open space, cultural buildings, public houses
and places of worship) and other local services to enhance the sustainability of
communities and residential environments;

b) take into account and support the delivery of local strategies to improve health, social
and cultural well-being for all sections of the community;

Land at Cliff Hill, Denby Dale
R001/4394LE 15
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4.12

4.13

414

4.15

4.16

4.17

PLANNING

c) guard against the unnecessary loss of valued facilities and services, particularly where
this would reduce the community’s ability to meet its day-to-day needs;

d) ensure that established shops, facilities and services are able to develop and
modernise, and are retained for the benefit of the community, and

e) ensure an integrated approach to considering the location of housing, economic uses
and community facilities and services.”

Promoting Sustainable Transport

Paragraph 110 sets out the criteria for assessing development proposals, prioritising the provision
of opportunities for travel by sustainable transport modes, ensuring safe and suitable access for
all users, and ensuring there are no significant unmitigated impacts on highways.

Paragraph 111 confirms that development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

Making Effective Use of Land
Paragraph 119 states that:

“Planning policies and decisions should promote an effective use of land in meeting the
need for homes and other uses, while safequarding and improving the environment and
ensuring safe and healthy living conditions.”

Achieving well-designed places

Paragraph 126 indicates that the creation of high quality, beautiful and sustainable buildings and
places is fundamental to what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better places in which to live and work
and helps make development acceptable to communities.

Paragraph 130 confirms that planning policies and decisions should create places that are safe,
inclusive and accessible and which promote health and well-being, with a high standard of
amenity for existing and future users.

Paragraph 131 states trees make an important contribution to the character and quality of urban
environments and can also help mitigate and adapt to climate change. Planning policies and
decisions should ensure that opportunities are taken to incorporate trees elsewhere in
developments (such as parks and community orchards), that appropriate measures are in place
to secure the long-term maintenance of newly planted trees, and that existing trees are retained
wherever possible.

Meeting the Challenge of Climate Change, Flooding and Coastal Change

Land at Cliff Hill, Denby Dale
R001/4394LE 16
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4.18  Paragraph 167 notes that when determining any planning applications, local planning authorities

should ensure that flood risk is not increased elsewhere. Where appropriate, applications should

be supported by a site-specific flood-risk assessment.

4.19  Paragraph 169 sets out that major developments should incorporate sustainable drainage

systems unless there is clear evidence that this would be inappropriate.

Conserving and Enhancing the Natural Environment

4.20  Paragraph 174 states that:

a)

b)

c)

d)

/)

“Decisions should contribute to and enhance the natural local environment by:

protecting and enhancing valued landscapes, sites of biodiversity or geological value
and soils (in @ manner commensurate with their statutory status or identified quality
in the development plan);

recognising the intrinsic character and beauty of the countryside, and the wider
benefits from natural capital and ecosystem services — including the economic and
other benefits of the best and most versatile agricultural land, and of trees and
woodland;

maintaining the character of the undeveloped coast, while improving public access to
it where appropriate;

minimising impacts on and providing net gains for biodiversity, including by
establishing coherent ecological networks that are more resilient to current and
future pressures;

preventing new and existing development from contributing to, being put at
unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air,
water or noise pollution or land instability. Development should, wherever possible,
help to improve local environmental conditions such as air and water quality, taking
into account relevant information such as river basin management plans; and

remediating and mitigating despoiled, degraded, derelict, contaminated and unstable
land, where appropriate.”

4.21  Paragraph 183 further states that planning decisions should ensure that:

a) a site is suitable for its proposed use taking account of ground conditions and any risks

arising from land instability and contamination. This includes risks arising from natural

hazards or former activities such as mining, and any proposals for mitigation including

land remediation (as well as potential impacts on the natural environment arising from

that remediation);

Land at Cliff Hill, Denby Dale

R001/4394LE

17



Urban Developments (York) Ltd and JGC (1980) Ltd . ' .

PLANNING

b) after remediation, as a minimum, land should not be capable of being determined as
contaminated land under Part IIA of the Environmental Protection Act 1990; and

c) adequate site investigation information, prepared by a competent person, is available to
inform these assessments.

Conserving and Enhancing the Historic Environment

4.22  Paragraph 189 indicates that Local Planning Authorities should require an applicant to describe
the significance of any heritage assets affected when determining planning applications.

4.23  Paragraph 197 states that:
“In determining applications, local planning authorities should take account of:

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

(b) the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality, and

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

Land at Cliff Hill, Denby Dale
R001/4394LE 18
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51

5.2

53
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Local Planning Context

Adopted Local Plan

The Kirklees Development Plan currently comprises:

e Policies Map (adopted February 2019);
e Kirklees Local Plan: Strategy and Policies (adopted February 2019); and
e Kirklees Local Plan: Allocations and Designations (adopted February 2019).

There are additionally three Supplementary Planning Documents (‘SPD’) of relevance to the
Proposed Development:

e Housebuilders Design Guide SPD (adopted June 2021);

e Open Space SPD (adopted June 2021); and

e Kirklees Highway Design Guide (adopted November 2019).

Policies Map (February 2019)

The Policies Map shows the Site to form part of housing allocation ‘HS144’ as indicated by the
orange shading in Figure 5 below.

Figure 5 - Local Plan (2019) Policies Map Extract

Land at Cliff Hill, Denby Dale
R001/4394LE 19
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55

5.6

5.7

5.8
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Kirklees Local Plan: Allocations and Designations (‘KLPAD’) (February 2019)

The KLPAD document was adopted in February 2019 and outlines the allocations and
designations for Kirklees, subdivided into different categories (such as housing, employment and
mixed-use allocations) which are indicated by area, whereas town centre proposals are shown
according to their respective town/district/local centre location.

As outlined above, the Site forms part of housing allocation ‘HS144" of which the following
constraints and requirements (shown in 3) have been outlined in the ‘KLPAD’ document.

Table 3 — Site Box for Housing Allocation 'HS144' Details as Outlined in KLPAD

Gross/Net site area 3.24 Ha.
Constraints e Third party land required to achieve sufficient visibility
splays
e The provision of a pedestrian footway is required across
the site

e frontage at Leak Hall Lane

e Public right of way crosses the site

e Siteis close to listed buildings

e Siteis close to an archaeological site

e Part/all of the site is within a High-Risk Coal Referral Area

Indicative capacity 113 dwellings

Reports required e Transport Assessment
e Travel Plan
e Flood Risk Assessment
e Contamination report (Phase 1)
e Heritage Impact Assessment
e Pre-determination archaeological assessment
e Coal Mining Risk Assessment

Other site-specific N/A
considerations
Kirklees Local Plan: Strategy and Policies (‘KLPSP’) (February 2019)

The KLPSP sets out the policies necessary to achieve the strategy and how much new
development there should be in the district and where it will go. The KLPSP covers the period
2013 —2031.

The relevant policies are set out as follows:

Policy LP1 — ‘Presumption in Favour of Sustainable Development’ indicates that, when
considering development proposals, the Council will take a positive approach that reflects the

Land at Cliff Hill, Denby Dale
R001/4394LE 20
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presumption in favour of sustainable development contained in the NPPF. It confirms that the
council will always work pro-actively with applicants jointly to find solutions which mean that
proposals can be approved wherever possible, and to secure development that improves the
economic, social and environmental conditions in the area.

Further, proposals that accord with the policies in the KLPSP and the KLPSD (and, where relevant,
with policies in neighbourhood plans) will be approved without delay, unless material
considerations indicate otherwise.

Policy LP2 — ‘Place Shaping’ confirms that all development proposals should seek to build on the
strengths, opportunities and help address challenges identified in the plan, in order to protect
and enhance the qualities which contribute to the character of these places.

Policy LP3 — ‘Location of New Development’ describes how development proposals will be
required to reflect the Spatial Development Strategy, Policy LP1 and Policy LP2. This means that
development should reflect the settlement’s size and function; place-shaping strengths,
opportunities and challenges for growth; spatial priorities for urban renaissance and
regeneration; and the need to provide for new homes and jobs.

It confirms that development will be permitted where it supports the delivery of housing and
employment growth in a sustainable way and where it ensures delivery of housing and jobs in
smaller settlements to meet local housing and employment needs.

Policy LP5 — ‘Masterplanning Sites’ states that masterplans would only be sought where feasible
and appropriate.

Policy LP7 — ‘Efficient and Effective use of Land and Buildings’ outlines how, to ensure the best
use of land and buildings, the housing density of proposals should ensure efficient use of land, in
keeping with the character of the area and the design of the scheme.

Policy LP11 — ‘Housing Mix and Affordable Housing’ states that all proposals for housing,
including those affecting the existing housing stock, will be of high quality and design and
contribute to creating mixed and balanced communities in line with the latest evidence of
housing need. All proposals for housing must aim to provide a mix (size and tenure) of housing
suitable for different household types.

Further, considering the overall shortfall in affordable homes, the council will negotiate with
developers for the inclusion of an element of affordable homes in planning applications for
housing developments of more than 10 homes. However, the policy confirms that the proportion
may be less where viability evidence demonstrates that there are development costs which
would otherwise prejudice the implementation of the proposal.

Policy LP20 — ‘Sustainable Travel’ confirms that new development will be located in accordance
with the spatial development strategy to ensure the need to travel is reduced and that essential
travel needs can be met by forms of sustainable transport other than the private car. The council
will support development proposals that can be served by alternative modes of transport such as
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public transport, cycling and walking and in the case of new residential development is located
close to local facilities or incorporates opportunities for day-to-day activities on site.

Policy LP21 — ‘Highways and Access’ outlines how proposals shall demonstrate that they can
accommodate sustainable modes of transport and be accessed effectively and safely by all users.
New development will normally be permitted where safe and suitable access to the site can be
achieved for all people and where the residual cumulative impacts of development are not
severe.

Policy LP22 — ‘Parking’ confirms that new developments will incorporate flexibly designed
minimum parking spaces for private cars, considering a range of solutions, to provide the most
efficient arrangement of safe, secure, convenient, and visually unobtrusive car parking within the
site including a mix of on- and off-street parking in accordance with current guidance.

Policy LP24 — ‘Design’ states that good design should be at the core of all proposals in the district
and should be considered at the outset of the development process. Development briefs, design
codes and masterplans should be used to secure high quality, green, accessible, inclusive, and
safe design, where applicable. Where appropriate and in agreement with the developer, schemes
will be submitted for design review.

Policy LP27 — ‘Flood Risk’ confirms that proposals must be supported by an appropriate site-
specific Flood Risk Assessment in line with national planning policy. This must take account of all
sources of flooding set out in the Strategic Flood Risk Assessment and demonstrate that the
proposal will be safe throughout the lifetime of the development (taking account of climate
change).

Policy LP28 — ‘Drainage’ states that the presumption is that Sustainable Drainage Systems (SuDS)
will be used to assist in achieving the following on each site: typical greenfield run-off rates
should not be exceeded; no negative impact on local water quality and improvements in water
quality where practicable; and consider whether proposed open spaces and green infrastructure
within sites can contribute to the sustainable drainage of the site.

Policy LP30 — ‘Biodiversity & Geodiversity’ confirms that the Council will seek to protect and
enhance the biodiversity and geodiversity of Kirklees. Development proposals are required to
result in no significant loss or harm to biodiversity through avoidance, adequate mitigation or, as
a last resort, compensatory measures secured through the establishment of a legally binding
agreement. Further, proposals are required to minimise impact on biodiversity and provide net
biodiversity gains through good design.

Policy LP32 — ‘Landscape’ outlines how proposals should be designed to take into account and
seek to enhance the landscape character of the area by considering the patterns of woodland,
trees and field boundaries.

Policy LP33 — ‘Trees’ states that the Council will not grant planning permission for developments
which directly or indirectly threaten trees or woodlands of significant amenity. Proposals should
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normally retain any valuable or important trees where they make a contribution to public
amenity, the distinctiveness of a specific location or contribute to the environment.

Policy LP35 — ‘Historic Environment’ outlines how proposals should retain those elements of the
historic environment which contribute to the distinct identity of the Kirklees area and ensure
they are appropriately conserved, to the extent warranted by their significance, also having
regard to the wider benefits of development.

Policy LP47 — ‘Healthy, Active and Safe Lifestyles’ confirms that the council will, with its partners,
create an environment which supports healthy, active and safe communities and reduces
inequality. Healthy, active and safe lifestyles will be enabled through a number of measures
including: increasing access to green spaces and green infrastructure; creating high-quality and
inclusive environments incorporating active design and the creation of safe, accessible and green
environments; and increasing opportunities for walking, cycling and encouraging more
sustainable travel choices.

Policy LP63 — ‘New Open Space’ states that the Council will seek to secure well-designed new and
improved open space, sport and recreation facilities in the district. New housing developments
will be required to provide or contribute towards new open space or the improvement of existing
provision in the area, unless the developer clearly demonstrates that it is not financially viable for
the development proposal. New open space should be provided in accordance with the Council’s
local open space standards or national standards where relevant.

Policy LP65 — ‘Housing Allocations’ confirms that, for sites listed as allocated for housing in the
plan, planning permission will be expected to be granted if proposals accord with the
development principles set out in the relevant site boxes (see 3 with reference to the Site),
relevant development plan policies and as shown on the Policies Map.

Housebuilders Design Guide SPD (adopted June 2021)

This document sets out what the Council considers to be good residential design, to raise the
quality of housing that is delivered in the district, supporting the vision in the plan. It outlines the
following design principles:

Principle 1 confirms that developers are expected to draw upon the range of tools available to
help secure high-quality design for residential development, from the outset of the development
process.

Principle 2 indicates that new residential development proposals will be expected to respect and
enhance the local character of the area through a number of measures including taking cues
from the character of the surrounding built and natural environment within the locality and
creating a positive and coherent identity which complements the surrounding built form.

Principle 3 outlines how developers are expected to clearly identify and map out site
opportunities and constraints in the Design and Access Statement. To ensure that constraints are
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fully embedded into the design of the site and that the site can be developed to make the
efficient and effective use of land.

Principle 4 indicates that net development density is expected to achieve at least 35 dwellings per
hectare, though higher densities are supported in areas in or adjacent to town centres which are
well served by public transport and to secure more sustainable forms of development. Densities
lower than 35 are only permitted in line with Local Plan Policy LP7.

Principle 5 confirms that buildings should be aligned and set-back to form a coherent building line
and designed to front on to the street, including corner plots, to help create active frontages. The
layout of the development should enable important views to be maintained to provide a sense of
place and visual connections to surrounding areas.

Principle 6 outlines how residential layouts must ensure adequate privacy and maintain high
standards of residential amenity, to avoid negative impacts on light, outlook and to avoid
overlooking.

Principle 7 indicates that the integration of green infrastructure and accessible open space must
be considered early in the design process by assessing (1) the site’s context; (2) the ability to
make connections with wider green infrastructure networks; and (3) the multi-functional role
green infrastructure can perform.

Principle 8 describes how the transition from urban to open land should be carefully considered
where development is located on the edge of the urban area. Proposals should demonstrate how
the new development makes a positive contribution to the character and function of the
landscape through sensitive siting and good design.

Principle 9 outlines how proposals are required to provide net gains in biodiversity, with
ecological enhancement integral to the design of the development.

Principle 10 indicates that the site layout should make effective connections to existing walking
and cycling links and take opportunities to create new connections. Site access will recognise the
different needs of people walking, cycling and using cars and prioritise the needs of people
walking and cycling, to encourage sustainable modes of travel.

Principle 11 confirms that schemes should provide inclusive spaces that meet the needs of
pedestrians, cyclists and children and ensure streets are well integrated into the development.

Principle 12 describes how, at the outset of the development, applicants should identify the need
for car parking having considered a range of measures to reduce private car-use into the design
of development and through travel plans such as promoting car sharing and car clubs

Principle 13 outlines how applicants should show how different materials which are prevalent in
the vicinity of the site have been taken into account in the proposal and consider the use of
locally prevalent materials and finishing of buildings to reflect the character of the area.
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Principle 14 describes how the design of windows and doors is expected to relate well to the
street frontage and neighbouring properties and reflect local character in style and materials.

Principle 15 confirms that the design of the roofline should relate well to the site context,
including topography, views, heights of buildings and the roof types.

Principle 16 describes how all new homes should aim to be accessible and adaptable homes to
meet the changing needs of occupants over time in accordance with Building Regulations.

Principle 17 outlines how all new houses should have adequate access to private outdoor space
that is functional and proportionate to the size of the dwelling and the character and context of
the site.

Principle 18 states that new proposals should contribute to the Council's ambition to have net
zero carbon emissions by 2038, with high levels of environmental sustainability by ensuring the
fabric and siting of homes, and their energy sources reduce their reliance on sources of non-
renewable energy.

Principle 19 outlines how provision for waste storage and recycling must be incorporated into the
design of new developments in such a way that it is convenient for both collection and use whilst
having minimal visual impact on the development.

Open Space SPD (adopted June 2021)

This document informs applicants and developers of the minimum level of open space the
Council would normally expect to be provided in connection with housing developments. The SPD
provides detailed guidance and additional information about the implementation of Kirklees
Local Plan policy LP63 ‘New Open Space” and is a material consideration in the determination of
planning applications.

It confirms that new housing developments which result in an increase of more than 10 dwellings
will normally be expected to provide and/or contribute towards new or enhanced open space,
sport and recreation facilities.

Table 4 below shows the requirements and applies to residential new build and conversions, flats
and houses.
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Amenity Allotments(S0 Children Outdoor

Development Parks & Natural &
Recreation Semi-natural Geerspare or more
Grounds Greenspace dwellings)
Market Yes Yes Yes Yes
Housing
Affordable Yes Yes Yes Yes
Housing
Housing for Yes Yes Yes Yes
Older People
Student Yes Yes Yes No
Housing

5.53  The dwelling thresholds are indicated in Table 5 below.

Table 5 - Dwelling thresholds for on-site and off-site provision

&Young Sports
People Facilities

Yes Yes
Yes Yes
No No
No No

500 dwellings

Scale of development
generates the requirement
for a small park/recreation
ground

11 dwellings

200 dwellings Scale of development 11 dwellings
required to create 1 ha
on-site, including 50%
woodland planting
11 dwellings For amenity purposes and Preference is
to achieve a well-designed | for on-site provision
scheme
500 dwellings Dwellings required to 50 dwellings
provide 12 plots on site (generates one plot)
11 dwellings Size able to accommodate 11 dwellings
a Local Area of Play
700 dwellings Scale of development 11 dwellings

generates the requirement
for two pitches
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Kirklees Highway Design Guide (adopted November 2019).

5.54  This document promotes high standards of highway design that reflect nationally recognised best
practice and facilitate the delivery of high quality residential, employment and mixed-use
developments in Kirklees.
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6.0 Planning Considerations

Introduction
6.1 In accordance with paragraph 2 of the Framework, and section 38(6) of the Planning and

Compulsory Purchase Act 2004, it is necessary to consider the Proposed Development against the
provisions of the Development Plan unless material considerations indicate otherwise.

6.2 In this case, the Development Plan is formed by the following documents:
e Policies Map (February 2019);
e Kirklees Local Plan: Strategy and Policies (February 2019); and
e Kirklees Local Plan: Allocations and Designations (February 2019).

6.3 In the context of the Development Plan, we will consider the Proposed Development under the
following headings:
e The Framework
e The Principle of Development
o The Allocation
o Housing Delivery Test
e Other Technical Considerations
Affordable Housing
Design and Character
Trees
Highways
Ecology
Flood Risk and Drainage
Density
Archaeology
Noise

0 O o 0O o 0o 0o o0 o ©o

Summary

e Sustainable Development
Introduction

Economic Benefits
Construction Phase
Completion and Occupation
Social Benefits

O O O O O O

Environmental benefits
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The Framework

The Framework was published in July 2021 and is a material consideration in the determination
of planning applications.

Section 5 of the NPPF concerns the Government’s objective of significantly boosting the supply of
homes. It confirms that it is important that a variety of land should be capable of coming forward
where it is needed and that land with permission is developed without unnecessary delay.
Paragraph 69 also recognises the contribution that small and medium sized sites can make in
enabling planning authorities to maintain a supply of housing.

The Proposed Development is consistent with these objectives. The Proposed Development
involves the provision of 47 market dwellings on a medium-sized parcel of land. The Site is plainly
the type of land that the Government envisages being developed without delay in order to
significantly boost the supply of housing across the country. In principle, the Proposed
Development is consistent with the objectives of the Framework, and substantial weight should
be afforded in favour of the application as a result.

The Principle of Development
The Allocation

The Site lies within an area of land allocated for residential development (allocation reference
‘HS144’), which the Council have recently assessed through the Local Plan process and deemed
appropriate for residential development. The Site is therefore allocated for residential
development in an up-to-date development Plan and as such the principle of its development is
plainly acceptable, subject to other material considerations which will be discussed in the
following sections.

The KLPAD site box (as reproduced in Table 3 above) lists the Site’s constraints and lists the
following reports as being required to form part of any planning application:

e Transport Assessment

e Travel Plan

e Flood Risk Assessment

e Contamination report (Phase 1)

e Heritage Impact Assessment

e Pre-determination archaeological assessment
e Coal Mining Risk Assessment

The constraints listed include third party land required to achieve sufficient visibility splays. In
terms of application requirements, the KLPAD site box refers to the provision of a pedestrian
footway across the Site and for the Proposed Development to be carefully designed.
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All of the above required reports have been included in the accompanying submission package
with a Heritage Impact Assessment included as part of the accompanying Archaeological Desk-
Based Assessment by On Site Archaeology (ref. 0SA22DT08). Further, third party land has been
acquired to provide the necessary visibility splays onto Cumberworth Lane, pedestrian footways
have been provided in the Proposed Development and we consider that the scheme has been
well designed taking on board and reflecting the comments made by the local community.

To support this further, policy LP65 confirms that sites allocated for housing within the
Development Plan, such as the land in question, will be expected to be granted planning
permission so long as the proposals accord with the principles set out in the allocation and the
Development Plan.

Housing Delivery Test

Notwithstanding the above, it is apparent through the latest Housing Delivery Test (‘HDT’)
published in January 2022 that the Council have a historic shortfall in delivering housing. The HDT
figures for the three years up to 2022 show that there has been a shortfall in delivery of
approximately 600 dwellings, which represents a delivery rate of 87% of the identified need; this
results in the need for the Council to undertake an action plan for the second year in a row.

A HDT Action Plan is yet to be published for 2022 however the 2021 plan is available on the
Council’s website as part of their monitoring reports, and it contains key actions to boost housing
delivery. One of these actions is timely development management decisions which meet the
agreed performance indicators for determination of planning applications, i.e., within the
statutory determination deadline.

It is therefore clear that the Proposed Development, should it be compliant with all relevant local
planning policies, be approved without delay in order to further housing delivery in the area and
achieve the aims of the HDT Action Plan.

The principle of the residential development of the Site has plainly been established and
substantial weight should be given to this consideration in the planning balance.

Other Technical Considerations

This section will now consider the remaining technical considerations.

e Affordable Housing
e Design and Character

o Trees
e Highways
e Ecology

e Flood Risk and Drainage
e Density
e Archaeology
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e Noise
e Summary

Affordable Housing

Paragraph 65 of the Framework outlines how major development involving the provision of
housing should expect at least 10% of the total number of homes to be available for affordable
home ownership unless this would exceed the level of affordable housing required in the area, or
significantly prejudice the ability to meet the identified affordable housing needs of specific
groups.

At a local level, Policy LP11 of the KLPSP indicates that the Council will negotiate with developers
for the inclusion of an element of affordable homes in planning applications for housing
developments of more than 10 dwellings, however the proportion of affordable homes should be
20% of the total units on market housing sites. Policy LP11 however, allows for a reduction in the
amount of affordable housing to be provided where viability evidence demonstrates that there
are costs which would otherwise prejudice the implementation of the proposal.

Due to the significant abnormal development costs, it is not viable to provide any affordable
dwellings on the Site. A viability report will be submitted to the Council shortly to justify this

Subject to the forthcoming Viability Report which will demonstrate that it is not viable to provide
affordable dwellings on the Site, the Proposed Development is consistent with the Framework
and Policy LP11 of the KLPSP to which weight can be attached.

Design and Character

Paragraph 126 of the Framework indicates that the creation of high quality, beautiful and
sustainable buildings and places is fundamental to what the planning and development process
should achieve. Good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities. Similarly, Policy
LP24 of the KLPSP describes how good design should be at the core of all proposals in the district
and should be considered at the outset of the development process.

A Design and Access Statement (‘DAS’) has been produced in support of the Proposed
Development and has been submitted alongside a full suite of proposed plans and elevations. The
submitted also provides information on similar projects the Applicant has delivered as well as
examples of the architects’ project history and then goes onto set out the contextual appraisal
within which demonstrates the Designers’ understanding of the Site, its setting and local
vernacular surrounding the Site. This includes predominantly detached and semi-detached
dwellings of artificial stone construction and detailing and typically 2- and 3-storeys in height.
Stepped plots and split-level dwellings are also common due to the sloping topography found
within Denby Dale.
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Looking at the Site specifically, it is apparent that there are a number of constraints which include
the PRoW adjacent to the Site, its proximity to heritage assets, its location within a coal mining
high risk area, and the topography of the Site. These constraints and planning factors have all
influenced the layout and the design of the houses.

With regards to the proposed design, artificial stone will be the predominant material alongside
artificial stone detailing and uPVC windows and door frames. Grey roof tiles are also proposed to
ensure the new dwellings are complimentary to the local vernacular. In addition, a total of 10
house types are proposed to add variety to the street scene and to create a high-quality
development. Of these house types, six will be 2-storey pitched roof dwellings when viewed from
the front, with two being stepped and 3-storey from the rear, and the remaining four will feature
dormer windows that will face onto the street. Again, this matches the local house types in the
area.

Overall, and given the above, it is considered that the Proposed Development is compliant with
the Framework and Policy LP24 of the KLPSP.

Trees

Paragraph 131 of the Framework indicates that trees make an important contribution to the
character and quality of urban environments and can also help mitigate and adapt to climate
change. Planning policies and decisions should ensure that opportunities are taken to incorporate
trees elsewhere in developments (such as parks and community orchards), that appropriate
measures are in place to secure the long-term maintenance of newly planted trees, and that
existing trees are retained wherever possible.

Policy LP33 of the KLPSP states that the Council will not grant planning permission for
developments which directly or indirectly threaten trees or woodlands of significant amenity.
Proposals should normally retain any valuable or important trees where they make a contribution
to public amenity, the distinctiveness of a specific location or contribute to the environment.

An accompanying Arboricultural Survey Report produced by Smeeden Foreman (ref. SF 3282) and
Tree Survey Plan by the same consultants (ref. SF 3282 TS01) outline the existing trees on the Site
and their current quality, as well as recommendations for future protection. There are two small,
poor quality trees (an ash and elder tree) towards the northern boundary of the Site and a group
of poor quality trees (ref. G12 — comprised of an Elder, Sycamore, and Hawthorn tree) along the
Site’s southern boundary. All of these trees were identified as having category U retention value
in the tree report with an estimated life expectancy of less than 10 years.

The document assesses the quality of the remaining existing trees on the Site as generally being
of low quality (category C) with some moderate quality (category B) trees and one category A Oak
tree (to the north of the Site). The latter tree will be retained due to its amenity value and as per
the Tree Preservation Order it is subject to, whilst a number of the other trees will be removed to
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facilitate the development. Where trees are removed, replacements can be provided and
incorporated into the landscaping plan.

Overall, and given the above, it is considered that the Proposed Development therefore satisfies
the requirements of the Framework and Policies LP32 and Policy LP33 of the Local Plan.

Highways

Paragraph 111 of the Framework indicates that development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be severe. Policy LP21 supports this and
seeks to ensure that proposals demonstrate that they can accommodate sustainable modes of
transport and be accessed effectively and safely by all users.

In support of the application, a Transport Assessment (‘TA’), Framework Travel Plan (‘FTP’), and
Road Safety Audit have been prepared by Via Solutions. These documents should be read in full
in order to fully understand the highways impacts of the Proposed Development however a
summary is provided below.

The TA assesses the characteristics of the existing infrastructure in the surrounding area of the
Site and predicts the level of traffic generated by the Proposed Development and its impact. It
concludes that the adjacent highway network can adequately accommodate the traffic impact in
terms of both safety and capacity and will not impact on the functionality of the junctions
assessed. The TA also considers that the Site is in a highly sustainable location with a wide range
of local services and facilities that can be accessed on foot any by cycle, as well as the frequent
bus services and train station only a short distance away.

The FTP states that development layout will provide safe and convenient access via the main site
access for pedestrians and cyclists to link to connecting streets along Cumberworth Lane. It also
confirms that the surrounding highway network already provides a good level of pedestrian and
cyclist infrastructure.

The FTP’s initiatives will be used to reduce reliance on the private car and promote more
sustainable travel choices. These generally include the promotion of the travel choices through
marketing initiatives such as poster campaigns, personal Travel Plans, internet sites, mobile apps
and accessible information. Travel information and initiatives will be promoted to all residents
via a Travel Information Welcome Pack and thereafter by producing leaflets and newsletters as
well as utilising the internet and communication sessions.

A Travel Plan Co-ordinator (‘TPC’) will be necessary to deliver the measures outlined in the FTP.
This role will be maintained until the end of the agreed monitoring period and the TPC will
coordinate all initiatives for the development site in liaison with the Council's Travel Plan Officer
including monitoring and reporting (via the annual travel surveys). The TPC will promote cycling
to work and school, particularly for those residents that work or take their child to a school within
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a 2km radius of the site. The TPC will liaise with the Council’s public transport officer and local
bus operators to provide up-to-date details of bus services, including route information and
service frequencies. The TPC will be responsible for the dissemination of this information to
residents.

The Road Safety Audit identified problems including an absence of suitable drainage which may
lead to ponding at the junction, limited visibility for pedestrians at proposed crossing and the
absence of a continuous footway on the eastern flank of Cumberworth Lane. These can all be
mitigated by an appropriate drainage strategy, visibility splays, and the provision of footways.

Together the Transport Assessment, Framework Travel Plan, and Road Safety Audit conclude that
the Proposed Development should not have a significant impact on the highway network and as
such the Proposed Development is in accordance with Policy LP21 of the Local Plan, and the
Framework.

Ecology

Paragraph 174 of the Framework indicates that planning decisions should contribute to and
enhance the natural environment and protect valued landscapes and sites of biodiversity or
geological value. At a local level, Policy LP30 confirms that the Council will seek to protect and
enhance the biodiversity and geodiversity of Kirklees, with proposals required to result in no
significant loss or harm to biodiversity. The policy establishes a preference to avoid harm but
where this is not possible provide adequate mitigation and then compensatory measures,
securing a legal agreement if necessary.

In support of the Proposed Development, an Initial Ecological Review (‘IER’) has been prepared by
Smeeden Foreman to assess the ecological value of the Site.

The IER concludes that the layout of the Proposed Development will result in the loss of scrub
and rough grassland habitats with the retention of trees where possible. Potential biodiversity
enhancements have been identified alongside the public open space to the northeast of the Site
with tree and hedgerow planting across the development in association with garden boundaries.
Other recommendations include creating habitats associated with the proposed Sustainable
Drainage System (‘SuDS’) features and sensitive lighting to avoid impacting on any commuting or
foraging bat populations.

The IER also summarises the work and surveys which are currently ongoing and will inform the
planning balance. These include a Biodiversity Net Gain Assessment and bat transect surveys.
Following completion of these, a summary of the resulting impact assessment based upon CIEEM
guidelines will be completed and submitted as part of the Proposed Development. Neither of
these reports are likely to impact materially on the Proposed Development.

Overall, the IER concludes that it is anticipated that the Proposed Development will have no
significant residual ecological impacts on the Site and the forthcoming reports will outline
measures to ensure no net loss of biodiversity and to mitigate against any potential habitat

Land at Cliff Hill, Denby Dale
R001/4394LE 34



Urban Developments (York) Ltd and JGC (1980) Ltd . . .

6.44

6.45

6.46

6.47

6.48

6.49

6.50

PLANNING

losses. As such, the Proposed Development is in accordance with Policy LP30 of the Local Plan,
and the Framework.

Flood Risk and Drainage

Paragraph 167 of the Framework notes that when determining any planning applications, local
planning authorities should ensure that flood risk is not increased elsewhere and that, where
appropriate, applications should be supported by a site-specific flood-risk assessment. In
addition, paragraph 169 of the Framework indicates that developments should incorporate
sustainable drainage systems unless there is clear evidence that this would be inappropriate.
Complementary to these paragraphs are Policies LP27 and LP28 which relate to flood risk and
drainage respectively. Policy LP27 indicates that a site-specific Flood Risk Assessment must be
provided for major developments and that it must demonstrate that the proposals will be safe
throughout the lifetime of the development. Policy LP28 indicates that SuDS will be expected as a
first resort and any deviation away from this will need justification.

With this in mind, a Flood Risk Assessment & Drainage Strategy (‘FRADS’) has been prepared by
Ward Cole and submitted in support of the Proposed Development.

The report confirms that the Site lies within Flood Zone 1 and therefore has a low annual risk of
flooding from rivers and the sea, meaning that all development is appropriate. The FRADS also
concludes that the risk of surface water flooding is low.

A surface water drainage system is proposed that will incorporate stormwater attenuation and
thus reduce the risk of flooding to surrounding properties. Surface water runoff outflow from the
Site post development will be restricted to the calculated greenfield runoff rate of 12 ‘litres per
second, and microdrainage hydraulic simulation results confirm that there will be no flooding in
the surface water drainage network for all rainfall events up to the 1% annual exceedance
probability event, including a 40% allowance for climate change.

Surface water flows will be routed along internal roads to either Cumberworth Lane or the
attenuation basin, and main drainage will be offered for adoption under Section 104 of the Water
Industry Act to Yorkshire Water.

Foul drainage from the Site will be discharged to the public sewer in Leak Hall Crescent via an
existing connection through the neighbouring residential development. Again, it is intended to
offer the main foul drainage system for adoption by Yorkshire Water in accordance with a Section
104 agreement.

Given the findings and outcomes of the FRADS, it is considered that the Proposed Development
satisfies the requirements of Paragraphs 167 and 169 of the Framework and Policy LP27 and
Policy LP28 of the Development Plan.
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Density

As already discussed, the Site forms part of the housing allocation HS144 which allocates an
indicative 113 dwellings across 3.24 ha.; this represents a density of 35 dwellings per hectare
(‘dwph’). With regards to the Proposed Development, there are 47 dwellings proposed across 1.9
ha., which represents 25dwph. Whilst this is below the indicative density as allocated, the shape
of the Site, the location of the access, and the need for a SuDS attenuation basin results in a
layout that will create a high quality scheme that meets the policy and design requirements but
one that cannot achieve a high density. The proposed density is also comparative with that of the
rest of Denby Dale. The overall density of allocation HS144 can be increased should the
remainder come forward for development.

Archaeology

Paragraph 189 of the Framework indicates that local planning authorities should require an
applicant to describe the significance of any heritage assets affected when determining planning
applications, whilst paragraph 197 indicates that the contributions that heritage assets make
should be assessed when determining planning applications. At a local level, Policy LP35 indicates
that proposals should retain those elements of the historic environment which contribute to the
distinct identity of the Kirklees area and ensure they are appropriately conserved.

As such, an Archaeological Desk Based Assessment has been prepared by On Site Archaeology
and submitted as part of the Proposed Development. The document outlines the research
undertaken and found that the Site has low potential to contain archaeological evidence from the
medieval and post-medieval periods and very low potential to contain prehistoric or Roman
archaeology. The only reference related to the medieval period from the search area was to a
possible deserted settlement around Leak Hall, however survey work carried out in 2012 failed to
record any earthworks.

One listed building has been found near to the Site which is the Wesleyan Methodist Chapel
located to the west on Cumberworth Lane. The principal elevation of this chapel faces south, and
it is considered that the Proposed Development is set back enough to not detrimentally impact
on this heritage asset.

Given the above, it is clear that the Proposed Development is compliant with both the
Framework and Policy LP35 of the Development Plan.

Noise

The NPPF indicates at paragraph 174 that planning policies and decisions should contribute to
and enhance the natural local environment by preventing new and existing development from
contributing to unacceptable levels of soil, air, water or noise pollution or land instability. In
addition, paragraph 185 indicates that policies and decisions should ensure that new
development is appropriate for its location, taking into account the likely effects of pollution. At a
local level, Policy LP52 indicates that proposals which have the potential to increase pollution
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from noise and other forms of pollution must be accompanied by evidence to show that the
impacts have been evaluated and measures taken to prevent or reduce pollution.

In support of the Proposed Development, a Noise Assessment has been prepared by Noise
Consultants Ltd to assess the Site in terms of suitability for residential use based on baseline
noise monitoring and observations.

The initial noise risk assessment demonstrated that there is likely to be negligible to low risk of
adverse effects from noise without the implementation of noise mitigation, with the highest
areas of risk closest to Cumberworth Lane. For habitable rooms in the Proposed Development, it
has been demonstrated that the guideline internal noise levels can be achieved with windows
closed using standard double glazing and an appropriate non-acoustic means of ventilation
installed. With windows open, reasonable internal noise conditions would be achievable across
the Site and therefore the noise constraints in relation to the potential for overheating are
considered to be negligible. Noise levels in the garden areas are also predicted to be below the
target guidance noise level however a boundary treatment of a 1.8m high fence is recommended
for the plot closest to Cumberworth Lane.

As a result of the above, it is clear that there will be no adverse noise related impacts on the
Proposed Development and therefore it is compliant with both the Framework and Policy LP52.

Summary

In relation to other policies and guidance, we have shown above that the Proposed Development
is in conformity with the Framework and the relevant policies of the Development Plan, and that
there are no other material considerations, policy or otherwise, which would weigh against the
scheme.

In fact, we have shown that there are material considerations which weigh strongly in support of
the grant of planning permission.

Sustainable Development
Introduction

Paragraph 7 of the NPPF defines sustainable development as “meeting the needs of the present
without compromising the ability of future generations to meet their own need”. It also sets out
three overarching objectives of sustainable development, which are interdependent and need to
be pursued in mutually supportive ways. At paragraph 8, these overarching objectives are
economic, helping to build a strong, responsive and competitive economy; social, to support
strong, vibrant and healthy communities, and; environmental, to contribute to protecting and
enhancing our natural, built and historic environment.
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To achieve sustainable development, economic, social and environmental gains should be sought
jointly and simultaneously. The Proposed Development will contribute to these dimensions and
the scheme will deliver important benefits in each area. In this regard, we note the following:

Economic Benefits

The Proposals will bring a variety of indirect and direct financial benefits to the local community
and district during the construction and occupation of the Proposed Development. This report
assesses the economic benefits of the Proposed Development under the following headings:

e Construction Phase;
e Occupation; and
e Completion.

Construction Phase

The Home Builder Federation (‘HBF’) estimate that for every new house built, 1.5 direct jobs will
be created. In addition to this, CEBR’s report for the National Housebuilder’s Federation
published in 2018 indicates that for every 1 direct construction job 0.78 indirect jobs are created
in the supply chain. As such, for each single dwelling constructed in the UK, 2.67 jobs are created
in the UK economy. Therefore, based on a total of 47 dwellings, the Proposed Development will
help to provide 125 jobs (71 of these being direct) and it is envisaged that it will take
approximately 1.5 years to complete the Proposed Development.

The value of construction jobs created by the Proposed Development can be calculated into an
annual wage generation figure by multiplying the number of jobs set out above by an average
wage figure available from the Office for National Statistics (‘ONS’), which stands £27,054 for
construction and building trades personnel®. As such, the wage generation figure associated with
the direct construction jobs is £1.9m over the life of the build programme, with additional wage
generation coming from indirect jobs. Wages associated with indirect jobs are likely to be less, on
average, but could add a further £1.4m into the local economy.

The Proposed Development will therefore create or secure 125 direct and in direct jobs and
generate around £3.3m in wages over the life of the build programme.

Completion & Occupation

In addition to the above, key findings published by the ONS in 2019 offer an insight into
household expenditure between 2016 and 20183, The findings show that the average total

U https://www.hbf.co.uk/news/economic-footprint-uk-house-building-july-2018/
’https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/earningsandworkinghours/bulletins/annuals
urveyofhoursandearnings/2021#glossary

3

https://www.ons.gov.uk/peoplepopulationandcommunity/personalandhouseholdfinances/expenditure/datasets/de
tailedhouseholdexpenditurebycountriesandregionsuktablea35
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household expenditure in West Yorkshire between 2016 and 2018 was £521 per week. This
includes a range of expenditure groups including household bills, transport, food, convenience
goods and comparison goods.

Examining the findings and excluding the expenditure groups that were less likely to generate
spending in the local economy, such as household rent, mortgage payments, household fuel and
utilities, the average household expenditure for West Yorkshire was £451.90.

When applying these findings to the Proposed Development, the addition of 47 dwellings to the
area could potentially generate £21,239 of additional household expenditure per week. This
equates to around £1.1m of additional household expenditure per year being brought to the
area. Over a 10-year period the Proposed Development could therefore generate of £11m of
additional household expenditure within the local area.

In addition to the above, the development of new dwellings will also make an important
contribution to the resources of the Council via Council tax and the New Homes Bonus.

The New Homes Bonus Scheme will bring in significant financial contribution from the
Government to the district, the amount of which is determined by the increase in the number of
homes. The New Homes Bonus is paid each year for 6 years and is based on the amount of extra
Council Tax revenue raised for new build homes, conversions and long-term empty homes
brought back into use. An extra payment is also made for the provision of affordable homes. The
New Homes Bonus can generate significant financial contributions which will vary over time, but
it is likely to equate to approximately £1,500 per unit per year. The Proposed Development will
generate capital sum of in excess of £70,000 per year or £423,000 over the lifetime of the
payments which can then be directly spent on district wide improvements.

In light of the above it is clear that the Proposed Development will generate economic benefits
for the local area and the wider district, and this is a material consideration to which substantial
positive weight can be attached.

Social Benefits

As a country and as a district, insufficient houses have been built over a considerable period of
time leading to unsustainable house price inflation and a widening in the affordability gap. This is
made clear by the latest Housing Delivery Test results for Kirklees. The Proposed Development
will create 47 new open-market houses, thereby helping to address the significant housing need.
The Proposed Development will therefore help the Council to satisfy the open market housing
needs of the district and it will contribute towards achieving a five-year housing land supply as
required by the NPPF. This benefit clearly coincides with the national aim of significantly boosting
the supply of homes, as discussed previously in this report.

The erection of new housing would therefore have significant social benefits and noting the
substantial need for homes of all kinds in the district we attach substantial positive weight to this
matter.
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Environmental Benefits
Paragraph 8 of the NPPF states that planning has an environmental objective which is:

“to protect and enhance our natural, built and historic environment, including making effective
use of land, improving biodiversity, using natural resources prudently, minimising waste and
pollution, and mitigating and adapting to climate change, including moving to a low carbon
economy.”

Section 11 of the NPPF relates to making effective use of land and indicates that planning policies
and decisions should encourage multiple benefits from both urban and rural land and take
opportunities to achieve net environmental gains, such as where new development would enable
new habitat creation or improve public access to the countryside.

As is demonstrated through the supporting information, the existing Site is sustainably located
adjacent to the existing settlement and is in a location which allows people to walk to the village
centre, the local nursery school and bus routes as well as a train station without using private
vehicles.

Further, the reports attached to this submission indicate that the Site can be characterised as a
field of rank grassland with areas of scattered trees and dense scrub, remnant outgrown
hedgerows and occasional trees. These represent three habitat groups however there are no
priority habitats on the Site.

As identified by the Council, the Site falls within the Kirklees Wildlife Habitat Network and the
Biodiversity Opportunity Zone — Pennine Foothills, and also falls within the Strategic Green
Infrastructure Area — River Dearne Corridor.

One tree has been identified with low potential for bat roosting and further survey work,
including bat transect surveys, are being undertaken to determine whether there is any presence
on Site.

The tree reports produced by Smeeden Foreman confirm that two small poor quality trees (an
ash and elder tree) towards the northern boundary of the Site and a group of poor quality trees
(ref. G12 — comprised of an Elder, Sycamore, and Hawthorn tree) along the Site’s southern
boundary will be removed in line with recommendations due to their Category U status. A full
landscaping plan can demonstrate mitigation for any lost trees as necessary.

In addition, the Proposed Development will also deliver an area of public open space to the
benefit of the future residents and the wider public. Without development, this area of land
would remain private.

In addition, the ecology report provided as part of the Proposals concludes that the Proposed
Development will have no significant residual ecological impacts on the Site and the forthcoming
reports will outline measures to ensure no net loss of biodiversity and to mitigate against any
potential habitat loss.
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6.85  Overall, we consider that the Proposed Development will have a neutral to slight positive impact
on environmental matters.

Summary

6.86  In conclusion, it has been demonstrated that the Proposed Development meets the social,
economic and environmental dimensions of sustainability as set out in paragraph 8 of the NPPF.

6.87 It has also been shown that substantial positive weight can be attached to the economic benefits
and social benefits and neutral to slight positive weight to the environmental considerations. It is
therefore clear that these factors weigh strongly in favour of granting planning permission.
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Planning Balance

This Statement has been prepared, on behalf of the Applicants, by DPP to assist the Council in
their consideration of this full planning application which seeks permission for the erection of 47
dwellings.

The Framework seeks to significantly boost the supply of homes and recognises the contribution
that small and medium sized sites can make in enabling planning authorities to maintain a supply
of housing. The Proposed Development is consistent with these objectives.

The Site forms part of a larger parcel of land allocated for residential development in a recently
adopted Development Plan. The Development Plan is up to date, and full weight can be given to
it and the allocation.

We have shown that the Proposed Development accords with the requirements of Policy HS144
and as such the principle of the residential development is firmly established.

We have shown that, there is no policy or other material consideration which weighs against the
granting of planning permission.

Conversely, we have shown that the Proposed Development will bring substantial social and
economic benefits and the impact on environmental consideration is neutral to slight positive.
We therefore consider that the Proposed Development very much falls within the definition of
sustainable development.

Therefore, in line with paragraph 14 of the NPPF, planning permission should be granted without
delay.
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