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Application: 2023/93058  
 
Site:  Former Kirklees College, New North Road, Huddersfield, HD1 5NN 
   
 
Proposal 
 
Variation of conditions 2 (plans) and 3 (phasing plan) of previous hybrid 
permission 2018/92647 for mixed use development - retail/office and 229 
residential units (Use Classes C3/ E(a) /B1a); full planning permission for 
partial demolition of former Kirklees College; erection of  food retail store and 
alterations in connection with conversion of grade ii* listed building to 
offices/apartments and creation of vehicular access from Portland Street, New 
North Road and Trinity Street; outline application for erection of (two) 
buildings (residential apartments - C3 Use ) (Listed Building within a 
Conservation Area).  
 
The proposal is to remove vehicular access from Portland Street to the north-
west of the listed infirmary building and replace it with vehicular access on 
New North Road to the north-east of the car park in front of the infirmary 
building.  
 
Site Description     
 
The site was subject to a hybrid planning application in 2018 (planning ref 
2018/92647) which granted a full permission in respect of the retail parcel to 
the south and a conversion of a former infirmary building, in addition to an 
outline permission for residential development to the northern parcel.  
 
The site is located adjacent to the west of Huddersfield Town Centre ring road 
(Castlegate A62). The site is elliptical in shape, extending to approximately 
2.46 hectares (6.09 acres). It is bounded on all sides by the extensive road 
networks comprising Fitzwilliam Street, Portland Street, New North Road, and 
Trinity Street. The site comprises the former Kirklees College Campus and 
includes a range of buildings that were built as tower blocks in the 1970s. 
Within the centre of the site is the Grade II* listed former Huddersfield 
Infirmary Building, the Grade II Listed King Edward VII Statue and associated 
car parking space. The site is a Mixed-Use Allocation within the Kirklees Local 
Plan under ref MXS4 for housing, retail and/or leisure beyond that already 
permitted under planning permission 2015/93827 for the erection of a food 
retail store on the southern part of the site. 
 
Description of Proposal 
 
The variation to the existing planning permission relates to only the central 
part of the site, the part granted full planning permission for the conversion of 
the Grade II* listed former Huddersfield Infirmary Building and involves the 
relocation of a vehicle access from Portland Street in the west to the New Hey 
Road in the east. The proposed site plan also shows changes to the indicative 
layout plan for the two buildings to the northern outline planning permission 



part of the site, but these plans were indicative, and layout was not fixed by 
the outline consent. 
 
Relevant Planning History  
 
The following applications relate to this site: 
 
2018/92647 – Hybrid Planning Application for mixed use development - 
retail/office and 229 residential units (Use Classes C3/ E(a) /B1a). Full 
Planning permission for the partial demolition of the former Kirklees College, 
erection of a food retail store and alterations in connection with conversion of 
grade ii* listed building to offices/apartments and creation of vehicular access 
from Portland Street.  
 
2018/92687 – Listed Building Consent for alterations, demolition of part of the 
grade ii* listed building and other curtilage listed buildings (within a 
Conservation Area) 
 
Consultation 
 
Ward Members Comments 
 
None Received. 
 
Statutory  
 
K.C. Highways 
 
No objections subject to conditions. 
 
KC LLFA 
 
No objections. 
 
Non-Statutory 
 
Environmental Health  
 
No objections subject to conditions regarding Contaminated Land, Air Quality, 
Noise, Electric Vehicle Charging, Construction Environmental Management 
Plan (CEMP). 
 
KC Conservation and Design 
 
No objections to the relocation of the site access, but raised concern over two 
matters: 
 

• The number of units or floor area of the outline development following 
the amended layout within this application 



• The proposed layout shows car parking spaces directly alongside this 
island which affects the setting of the monument. 

 
West Yorkshire Police  
 
Advice regarding designing out crime/security measures. 
 
Planning Policy 
 
Kirklees Local Plan (KLP) 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that planning applications are determined in accordance with the 
Development Plan unless material considerations indicate otherwise. The 
statutory Development Plan for Kirklees is the Local Plan (adopted 27th 
February 2019).  
 
The site is allocated on the Kirklees LP Policies Map as a mixed-use site - 
(Site Ref: MXS4)  
 

• LP1 – Presumption in favour of sustainable development 

• LP21 – Highways and access 

• LP22 – Parking   

• LP24 – Design 

• LP35 – Historic environment  
 

The following are relevant Supplementary Planning Documents or other 
guidance documents published by, or with, Kirklees Council. 
 
Supplementary Planning Documents 
 

• Highways Design Guide SPD (2019) 
 
National Policies and Guidance 
 
National planning policy and guidance is set out in National Policy 
Statements, primarily the National Planning Policy Framework (NPPF), and 
the Planning Practice Guidance Suite (PPGS), first launched 6th March 2014, 
together with Circulars, Ministerial Statements and associated technical 
guidance. The NPPF constitutes guidance for local planning authorities and is 
a material consideration in determining applications. 
 

• Chapter 9 – Promoting sustainable transport 

• Chapter 12 – Achieving well-designed places 
 
Other relevant national guidance and documents: 
 

• MHCLG: National Design Guide (2021) 
 



Assessment 
 
The main issues of this case are considered in the assessment below.   
 

1) Principle 
1) Impact on Highway Safety and Onsite Parking 
2) Heritage  

 
1 – Principle of development 
 
Hybrid planning permission ref (2018/92647) was granted on 03/08/2022 for 
for mixed use development – retail/office and 229 residential units (Use 
Classes C3/ E(a) /B1a); full planning permission for partial demolition of 
former Kirklees College; erection of  food retail store and alterations in 
connection with conversion of grade ii* listed building to offices/apartments 
and creation of vehicular access from Portland Street, New North Road and 
Trinity Street; outline application for erection of (two) buildings (residential 
apartments - C3 Use ) (Listed Building within a Conservation Area). The site 
is allocated as a mixed-use site – Land North of Trinity Street, Huddersfield 
(Site Ref: MXS4) in the Kirklees Local Plan which was adopted in February 
2019 as set out above. In planning policy terms, the site allocation within the 
Local Plan can be given full weight.  
 
The variation sought relates to vehicle access and does not affect the 
principle of development (which has already been agreed by the granting of 
the hybrid planning permission). 
 
On 12th November 2019, the Council adopted a target for achieving ‘net zero’ 
carbon emissions by 2038, with an accompanying carbon budget set by the 
Tyndall Centre for Climate Change Research. National Planning Policy 
includes a requirement to promote carbon reduction and enhance resilience to 
climate change through the planning system and these principles have been 
incorporated into the formulation of Local Plan policies. The Local Plan 
predates the declaration of a climate emergency and the net zero carbon 
target; however, it includes a series of policies which are used to assess the 
suitability of planning applications in the context of climate change. When 
determining planning applications, the Council will use the relevant Local Plan 
policies and guidance documents to embed the climate change agenda.  
 
The proposed changes to accessing the site would have minimal impact in 
relation to climate change. 
 
2 – Impact on Highway Safety and Onsite Parking 
 
Kirklees Local Plan policies LP21-Highways and Access and LP22-Parking, 
along with the Highways Design Guide SPD set out the necessary policies 
and guidance with regard to the consideration of highway safety issues. 
Paragraph 115 of the NPPF (2023) states 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. 
 
KC Highways have been consulted and have no objections in principle to the 
alterations to the vehicle access arrangements for the northern part of the 
site. The impact on the connecting roads is acceptable and parking provision 
would not be adversely impacted. 
 
3 – Heritage 
 
When determining planning applications that impact on designated heritage 
assets local planning authorities have a statutory duty under sections 16(2), 
66(1) and 72(2) of the Planning (Listed Buildings and Conservation Areas) Act 
1990 to have special regard to the desirability of preserving listed buildings or 
their setting or any features of special architectural or historic interest which 
they possess. 
 
Paragraph 203 of the NPPF states: “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. 
 
Paragraph 205 of the NPPF states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, 
great weight should be given to the asset’s conservation (and the more 
important the asset, the greater the weight should be). This is irrespective of 
whether any potential harm amounts to substantial harm, total loss or less 
than substantial harm to its significance.  
 
Paragraph 207 of the NPPF states that: “Where a proposed development will 
lead to substantial harm to (or total loss of significance of) a designated 
heritage asset, local planning authorities should refuse consent, unless it can 
be demonstrated that the substantial harm or total loss is necessary to 
achieve substantial public benefits that outweigh that harm or loss, or all of 
the following apply: a) the nature of the heritage asset prevents all reasonable 
uses of the site; and b) no viable use of the heritage asset itself can be found 
in the medium term through appropriate marketing that will enable its 
conservation; and c) conservation by grant-funding or some form of not for 
profit, charitable or public ownership is demonstrably not possible; and d) the 
harm or loss is outweighed by the benefit of bringing the site back into use.  
 
Part 1 of Policy LP35 of the Kirklees Local Plan states that development 
proposals affecting a designated heritage asset should preserve or enhance 
the significance of the asset and it mirrors paragraph 207 of the NPPF in 
terms of the assessment for proposals that would result in substantial harm or 
loss of a designated heritage asset. The policy sets out that in cases likely to 
result in substantial harm or loss, development will only be permitted where it 



can be demonstrated that the proposals would bring substantial public 
benefits that clearly outweigh the harm, or all of the criteria listed a to d above 
are met. 
 
The former Huddersfield Royal Infirmary site occupies a prominent position on 
the edge of Huddersfield town centre, within the setting of a large number of 
listed buildings and affecting three conservation areas. The original infirmary 
(F1) is listed Grade II* and, together with the Grade II listed statue of Edward 
VII, provides an impressive centrepiece for a complex of structures which help 
to tell the story of the development of healthcare and the civic character of 
Huddersfield. These buildings are considered to form a priority site that is 
included in the national Heritage at Risk Register.  
 
The three conservation areas are Greenhead Park, Town Centre, and 
Springwood Conservation Areas. The setting of Greenhead Park 
Conservation Area comprises residential development to the north and west 
of the site. To the east sits the Huddersfield Town Centre Conservation Area 
and includes St Georges Square and the railway station. Springwood 
Conservation Area includes properties on the western side of trinity street and 
approximately the northern half of the site. Several listed buildings are located 
at close proximity to the site and therefore the proposals also have the 
potential to affect their setting.  
 
The council’s Conservation and Design officers were consulted on this S73 
application, and their comments can be summarised as:  
 
The removal of one vehicular access from Portland Street and relocating 
Building 4 slightly to the north is likely to slightly enhance the setting of the 
listed wing (Building 3), subject to the quality of the landscaping in this area 
and the design of the outline development. The addition of a wing on Building 
4 is likely to cause some harm to the setting of the listed Building 3, however 
the extent of harm is unknown until a reserved matters application is 
submitted.  
 
The applicants were requested to comment on the Heritage officers’ concerns 
including a layout plan that showed vehicle parking adjacent to the listed 
statue. An amended site layout plan was received (Drawing 00 001 Revision 
AB dated November 16th) removing the parking spaces closest to the listed 
statue and removing potential visual harm from the setting, thereby respecting 
the setting of the heritage assets. The Conservation and Design Team has 
raised no objections, and the proposal is considered to comply with the 
aforementioned local and national policies. 
 
Section 106 Obligations 
 
There are no changes proposed that would affect the S106 agreement of the 
original planning permission that dealt with the Urgent Works to the on-site 
listed buildings. A clause in the existing S106 enables the S73 permission to 
be tied with the existing S106. There are no changes to this agreement 
proposed. 



 
Conditions  
 
It is recommended that the conditions of permission 2018/92647 be re-
applied, subject to relevant updates, deletion and addition. For example, 
condition 1 (specifying a three-year time limit) of the full planning permission 
element of 2018/92647 need not be re-applied, as development has 
commenced. 
 
Conclusion 
 
The application site is a highly prominent brownfield site allocated for mixed 
use development within the Kirklees Local Plan under ref MXS4 for housing, 
retail and/or leisure uses and the principle of residential and retail and office 
development at this site has previously been considered acceptable by the 
granting of planning permission in 2021. 
 
Amended plans ensured that the setting of the Listed Statue and setting of the 
former Infirmary building is not harmed by parking areas dominating the 
central core area in front of the Listed Buildings.  
 
There are no Highway safety, or heritage protection reasons to justify 
withholding consent. 
 
The NPPF has introduced a presumption in favour of sustainable 
development. The policies set out in the NPPF taken as a whole constitute the 
Government’s view of what sustainable development means in practice. This 
application has been assessed against relevant policies in the development 
plan and other material considerations. It is considered that the development 
would constitute sustainable development and is therefore recommended for 
approval. 
 
Recommendation: Approve subject to conditions 



Application Number 2023/93058  
Decision Authorisation: Delegated Powers 
Officer Recommendation: Approve 
 
Conditions and reasons: 
 
Full Planning Permission conditions 
 
(for retail food store and conversion of listed building – see plan attached) 
 
1. [condition deleted] 
 
2. The development hereby permitted shall be carried out in complete 
accordance with the plans and specifications schedule listed in this decision 
notice, except as may be specified in the conditions attached to this 
permission, which shall in all cases take precedence. 
Reason: For the avoidance of doubt as to what is being permitted and so as 
to ensure the satisfactory appearance of the development on completion, and 
to accord with Policies LP21 and LP24 of the Kirklees Local Plan and 
guidance in the National Planning Policy Framework. 
 
3. The development hereby approved by the full planning permission shall be 
in accordance with the phasing plan referenced SK16047_220217_01 or any 
variations made during the life of the planning permission. For the avoidance 
of doubt, Phase 1A will be the demolition of all the buildings north and south 
of buildings F1, F2 and F3 as defined and shown on the demolition plan ref 00 
034 Rev B as well as creating development plateaux and associated 
development infrastructure, including retaining walls. Phase 1B will be the 
construction of the retail unit. All phases of development shall be completed 
and carried out in accordance with the phasing plan unless otherwise agreed 
in writing by the Local Planning Authority. 
Reason: For the avoidance of doubt and to ensure that the site is developed 
in a phased in the interests of visual amenity and to maintain the character 
and appearance of the Greenhead Park, Town Centre, and Springwood 
Conservation Areas and to accord with Policies LP24 and LP35 of the 
Kirklees Local Plan. 
 
4. Demolition of the existing buildings shall be undertaken in strict accordance 
with the details approved on 09/12/2022 under application ref: 2022/93178. 
Reason: In the interests of amenity, to maintain the significance and 
appearance of the site’s listed buildings, to maintain the character and 
appearance of the Greenhead Park, Town Centre and Springwood 
Conservation Areas and to accord with Policies LP24 and LP35 of the 
Kirklees Local Plan. 
 
5. Prior to the commencement of any works above ground slab level of Phase 
1B relating to the retail store (excluding Phase 1A) as detailed in the phasing 
plan approved under condition 3 excluding soft strip-out and demolition works) 
at a specified. building, details of the following elements  

• curtain walling system 



• fire escapes 

• flues, louvres, doors, vents, windows, and rainwater goods 

• walls and roofs  
to be used on that building shall be submitted to and approved in writing by 
the Local Planning Authority. No materials other than those approved in 
accordance with this condition shall be used.  
Reason: In the interests of visual amenity, to maintain the significance and 
appearance of the site’s listed buildings, to maintain the character and 
appearance of the Greenhead Park, Town Centre, and Springwood 
Conservation Areas and to accord with Policies LP24 and LP35 of the 
Kirklees Local Plan. 
 
6. Prior to the occupation of any building on each phase of development as 
detailed in the phasing plan approved under condition 3, a Travel Plan shall 
be submitted to and approved in writing by the Local Planning Authority for 
that phase. The Travel Plan shall set out measures to discourage the use of 
high-emission vehicles and to encourage the use of public transport, cycling 
and walking, as well as the uptake of low emission fuels and technologies. 
The Travel Plan shall be implemented in accordance with the approved 
details and retained during the life of the development. 
Reason: To ensure residents of the development are encouraged to use 
sustainable  
forms of transport and to mitigate the highway and air quality impacts of the 
development in accordance with Policies LP20, LP21, LP24, LP47, LP51 and 
LP52 of the Kirklees Local Plan, Chapters 9 and 15 of the National Planning 
Policy Framework, and the West Yorkshire Low Emissions Strategy. 
 
7. Prior to the commencement of each phase of development (excluding 
Phase 1A) as detailed in the phasing plan approved under condition 3, a 
scheme detailing the following for that phase shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include 
the: 

• Surfacing and draining of car parks; 

• Method storage/collection of waste; 

• Closure of existing access points onto the existing highway network; 

• Street lighting, signing, surface finishes and the treatment of sight 
lines; and 

• Stage 1 Road safety Audit 
The scheme for that phase shall be completed in accordance with a 
programme agreed with the Local Planning Authority and thereafter the 
approved works shall be retained for the lifetime of the development. 
Reason: In the interests of highway safety, and to achieve a satisfactory 
layout in accordance with Policies LP20 and LP21 of the Kirklees Local Plan, 
as well as Chapter 9 of the National Planning Policy Framework. 
This is a pre-commencement condition to create a safe and accessible estate 
road network at an appropriate stage of the development process. 
 
8. Groundworks (other than those required for a site investigation report) 
within each phase (excluding Phase 1A) shall not commence until a Phase II 



Intrusive Site Investigation Report for that phase has been submitted to and 
approved in writing by the Local Planning Authority. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
9. Where site remediation is recommended in the Phase II Intrusive Site 
Investigation Report approved pursuant to condition 8 for a phase (excluding 
Phase 1A) further groundworks shall not commence within that phase until a 
Remediation Strategy has been submitted to and approved in writing by the 
Local Planning Authority for that phase. The Remediation Strategy shall 
include a timetable for the implementation and completion of the approved 
remediation measures for the phase. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
10. Remediation of the site within a phase shall be carried out and completed 
in accordance with the Remediation Strategy approved for that phase 
pursuant to condition 9. In the event that remediation is unable to proceed in 
accordance with the approved Remediation Strategy or contamination not 
previously considered in either the Preliminary Risk Assessment or the Phase 
II Intrusive Site Investigation Report is identified or encountered on site, all 
groundworks in the affected area (except for site investigation works) shall 
cease immediately and the Local Planning Authority shall be notified in writing 
within two working days. Works shall not recommence within that phase until 
proposed revisions to the Remediation Strategy have been submitted to and 
approved in writing by the Local Planning Authority. Remediation of the site 
shall thereafter be carried out in accordance with the approved revised 
Remediation Strategy. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of  
the Kirklees Local Plan and the National Planning Policy Framework. 
 
11. Following completion of any measures identified in the approved 
Remediation Strategy or any approved revised Remediation Strategy for a 
phase a Validation Report shall be submitted to the Local Planning Authority 
for that phase. No part of the site within the phase shall be brought into use 
until such time as the remediation measures have been completed for (that 
part of) the site in accordance with the approved Remediation Strategy or the 
approved revised Remediation Strategy and a Validation Report in respect of 
those remediation measures has been approved in writing by the Local 
Planning Authority. Where validation has been submitted and approved in 
stages for different areas of the whole site, a Final Validation Summary 
Report shall be submitted to and approved in writing by the Local Planning 
Authority.  
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of  
the Kirklees Local Plan and the National Planning Policy Framework. 
 
12. Before any part of the residential element of the development hereby 
approved is brought into use, a revised full Air Quality Impact Assessment 



shall be submitted to and approved in writing by the Local Planning Authority. 
The assessment shall: 

• determine the impact that the development will have on air quality 
(taking into consideration any cumulative impact from other local 
developments); 

• include a calculation of the monetary damages from the development; 
and  

• include a fully costed mitigation plan detailing the proposed low 
emission mitigation measures. The monetary value of the damages 
shall be reflected in money spent on the low emission mitigation 
measures.  

The approved low emission mitigation measures shall be implemented before 
the development comes into use and retained thereafter. 
Reason: For promoting sustainable development and transport and 
conserving the natural environment in accordance with parts 2, 9 and 15 of 
the National Planning Policy Framework and Policy LP51 of the Kirklees Local 
Plan. 
 
13. Before construction work, excluding Phase 1A, commences on the 
residential development hereby approved a further noise assessment report in 
relation to that part of the development shall be submitted to and approved in 
writing by the Local Planning Authority. The report shall: 

• Clearly show which habitable rooms in which apartments will not 
achieve satisfactory indoor sound levels with windows open and for 
these rooms provide a detailed specification of the noise mitigation 
measures that are necessary to achieve satisfactory indoor sound 
levels, including an alternative ventilation scheme which shall show 
how these rooms will be provided with sufficient ventilation to help 
control thermal comfort and avoid overheating during hot weather 
without the need to open windows;  

• Demonstrate that the operational noise of any alternative ventilation 
system will not cause unacceptable indoor sound levels; and  

• Ensure that any noise mitigation proposals do not conflict with any air 
quality mitigation proposals.  

All works which form part of the approved scheme shall be completed prior to 
occupation of the aforementioned residences and retained thereafter.  
Reason: In the interests of protecting residential amenity and to assist in 
achieving sustainable development, and to accord with Policies LP1 and LP52 
of the Kirklees Local Plan. 
 
14. Before the electrical system is installed at each phase of the development 
(excluding Phase 1A) a scheme detailing the dedicated facilities that will be 
provided for charging electric vehicles and other ultra-low emission vehicles at 
that phase shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall meet at least the following minimum standard for 
numbers and power output: 

• A Standard Electric Vehicle Charging point providing a continuous 
supply of at least 16A (3.5kW) for each residential unit that has a 
dedicated parking space 



• One Standard Electric Vehicle Charging Point providing a continuous 
supply of at least 16A (3.5kW) for at least 10% of residential parking 
spaces that are not allocated to specific dwellings 

• One Standard Electric Vehicle Charging Point providing a continuous 
supply of at least 16A (3.5kW) for at least 10% of non-residential 
parking spaces 

Buildings and parking spaces that are to be provided with charging points 
shall not be brought into use until the charging points are installed and 
operational. Charging points installed shall be retained thereafter. 
Reason: In the interest of supporting and encouraging low emission vehicles, 
in the interest of air quality enhancement, to comply with the aims and 
objectives of Policies LP20, LP24 and LP47 of the Kirklees Local Plan and 
Chapters 2, 9 and 15 of the National Planning Policy Framework. 
 
15. Before the installation of external artificial lighting commences a lighting 
scheme of each phase of development (excluding Phase 1A) as detailed in 
the phasing plan approved under condition 3 shall be submitted to and 
approved in writing by the Local Planning Authority. The scheme shall include 
the following information: 

• The proposed hours of operation of the lighting; 

• The location and specification of all of the luminaires; 

• The proposed design level of maintained average horizontal 
illuminance for each of the specific areas that needs to be illuminated; 

• The predicted vertical illuminance that will be caused by the proposed 
lighting when measured at windows of any properties in the vicinity; 

• The measures that will be taken to minimise or eliminate glare and 
stray light arising from the use of the lighting that is caused beyond the 
boundary of the site; and 

• The methods of switching and controlling the lighting so that it is only 
operated at the permitted times and at times when it is required. 

The external artificial lighting shall be installed and operated thereafter in 
accordance with the approved scheme for that phase of development. 
Reason: To protect highway safety, to prevent ecological harm, to safeguard 
the amenities of the occupiers of nearby properties and to promote 
sustainable development in accordance with parts 2 and 15 of the National 
Planning Policy Framework and Policies LP21 and LP30 of the Kirklees Local 
Plan. 
 
16. All works including demolition, ground works and construction works shall 
be undertaken in strict accordance with the construction environmental 
management details approved on 09/12/2022 under application ref: 
2022/93178. 
Reason: To safeguard the amenities of the occupiers of nearby properties in 
accordance with part 15 of the National Planning Policy Framework and 
Policy LP24 of the Kirklees Local Plan. 
 
17. There shall be no deliveries to or dispatches from the retail premises 
within the development outside the hours of 07:00 and 23:00 on any day 
unless otherwise agreed in writing by the Local Planning Authority. 



Reason: To ensure that the proposed use does not give rise to the loss of 
amenity to nearby residential properties, by reason of noise or disturbance at 
unsociable hours, to accord with the aims of Policies LP24 and LP52 of the 
Kirklees Local Plan and Chapters 12 and 15 of the National Planning Policy 
Framework. 
 
18. Development of each phase of development as detailed in the phasing 
plan approved under condition 3 (excluding Phase 1A) shall not commence 
until a scheme detailing finalised foul, surface water and land drainage 
(including a survey of how the existing site drains, agreeing a discharge rate 
with the Local Planning Authority (in consultation with the Lead Local Flood 
Authority), attenuation design and maintenance and management plans) for 
the phase has been submitted to and approved in writing by the Local 
Planning Authority. None of the buildings within the phase shall be occupied 
until such approved drainage scheme has been provided on the site to serve 
the development or each agreed phasing of the development to which the 
buildings relate and thereafter retained. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that details of 
drainage are agreed at an appropriate stage of the development process. 
 
19. Development of each phase of development as detailed in the phasing 
plan approved under condition 3 (excluding Phase 1 A) shall not commence 
until an intrusive investigation into the possible location of an enclosed 
watercourse is carried out up to 10 metres inside the southern boundary. If a 
watercourse is found this must be protected and safely included in any 
drainage design details. 
Reason: To ensure the effective disposal of surface water from the 
development and to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework. 
This pre-commencement condition is necessary to ensure that details of 
existing drainage are submitted at an appropriate stage of the development 
process. 
 
20. Development of each phase of development as detailed in the phasing 
plan approved under condition 3 (excluding Phase 1A) shall not commence 
until a scheme restricting the rate of surface water discharge from that phase 
of development to the same outfalls at similar points of connection to a 
maximum of 70% of the existing predevelopment flow rate, has been 
submitted to and approved in writing by Local Planning Authority. The 
drainage scheme shall be designed to attenuate flows generated by the 
critical 1 in 30-year storm event as a minimum requirement. Flows between 
the critical 1 in 30 or critical 1 in 100-year storm events shall be stored on site 
in areas to be approved in writing by the Local Planning Authority. For each 
phase, the scheme shall include a detailed maintenance and management 
regime for the storage facility including the flow restriction. There shall be no 



piped discharge of surface water from the development and no part of the 
development shall be brought into use until the flow restriction and attenuation 
work comprising the approved scheme have been completed. The approved 
maintenance and management scheme for each phase shall be implemented 
thereafter. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that details of 
drainage are agreed at an appropriate stage of the development process. 
 
21. There shall be no discharge of foul or contaminated drainage from the site 
to any part of the groundwater or surface water network, whether directly or 
via soakaway. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that details of 
drainage are agreed at an appropriate stage of the development process. 
 
22. Surface water from vehicle parking and hard standing areas shall be 
passed through an interceptor of adequate capacity prior to discharge. Roof 
drainage shall not be passed through any interceptor.  
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework. 
 
23. Prior to the commencement of each phase of development as detailed in 
the phasing plan approved under condition 3 (excluding phase 1A) (excluding 
soft strip-out and demolition works), details of storage and access for 
collection of wastes from the residential units hereby approved, and details of 
management of waste collection points, shall be submitted to and approved in 
writing by the Local Planning Authority. The details shall confirm that waste 
collection points shall not obstruct access within the site, shall include details 
of management measures and measures to discourage dumping of large 
items and fly tipping. The works and arrangements comprising the approved 
details shall be implemented before first occupation and shall be so retained 
thereafter unless otherwise agreed in writing by the Local Planning Authority. 
Reason: In the interests of visual and residential amenity and highway safety, 
to assist in achieving sustainable development, to maintain the significance 
and appearance of the site’s listed buildings, to maintain the character and 
appearance of the New North Road / Greenhead Park Conservation Area, 
and to accord with Policies LP21 and LP24 of the Kirklees Local Plan. 
 
24. Development shall be carried out in accordance with the details contained 
in the Bat Survey Report and dated 12/08/2020 as already submitted with the 



planning application and agreed in principle with the Local Planning Authority 
prior to determination. 
Reason: To prevent significant ecological harm in respect of impacts to 
roosting bats and to accord with Policy LP30 of the Kirklees Local Plan and 
the requirements of chapter 15 of the National Planning Policy Framework. 
 
25. Prior to the commencement of each phase of development as detailed in 
the phasing plan approved under condition 3 excluding Phase 1A, an 
Ecological Design Strategy (EDS) addressing enhancement shall be 
submitted to and approved in writing by the Local Planning Authority for that 
phase. The EDS shall include the following where relevant: 

• Purpose and conservation objectives for the proposed works; 

• Review of site potential and constraints; 

• Detailed design(s) and/or working method(s) to achieve stated 
objectives;  

• Extent and location/area of proposed works on appropriate scale maps 
and plans; 

• Type and source of materials to be used where appropriate, e.g. native 
species of local provenance; 

• Timetable for implementation demonstrating that works are aligned 
with the proposed phasing of development;  

• Persons responsible for implementing the works;  

• Details of initial aftercare and long-term maintenance; 

• Details for monitoring and remedial measures; and 

• Details for disposal of any wastes arising from works. 
The EDS shall be implemented in accordance with the approved details and 
all features shall be retained in that manner thereafter. 
Reason: In the interests of local ecological value and visual amenity, to 
achieve a net biodiversity gain, and to accord with Policies LP24, LP30, LP32 
and LP33 of the Kirklees Local Plan, and chapters 12 and 15 of the National 
Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that measures to 
ensure adequate enhancement and a biodiversity net gain (based on 
biodiversity metric calculations which require data relating to the site’s pre-
development condition) are agreed at an appropriate stage of the 
development process. 
 
26. Prior to the commencement of each phase of development (excluding 
Phase 1A) as detailed in the phasing plan approved under condition 3), 
details of all hard and soft landscaping for that phase shall be submitted to 
and approved in writing by the Local Planning Authority. These shall include 
where relevant: 

• Details of existing and proposed levels, and regrading; 

• Species schedule and planting plans; 

• Details of initial aftercare and long-term maintenance; 

• Details of monitoring and remedial measures, including replacement of 
any trees, shrubs, or planting that fails or becomes diseased within the 
first five years from completion; 



• Details (including samples, if requested), of paving and other hard 
surface materials; and 

• Details of the on-site open space (including details of its purpose and 
management) and of any areas for designated, informal, incidental 
and/or doorstep play; 

No part of the phase of development hereby approved shall be occupied until 
all hard and soft landscaping for that phase has been implemented in 
accordance with the approved details unless otherwise agreed in writing by 
the Local Planning Authority. All approved landscaping shall be retained 
thereafter in accordance with the approved details and approved long-term 
maintenance, monitoring, and remedial arrangements. 
Reason: In the interests of local ecological value and visual amenity, to 
maintain the significance of the site’s listed buildings, to maintain the 
character and appearance of the New North Road / Greenhead Park 
Conservation Area, and to accord with Policies LP24, LP30, LP32, LP33, 
LP35, LP47 and LP63 of the Kirklees Local Plan, and chapters 12 and 15 of 
the National Planning Policy Framework. 
 
27. Prior to the commencement of each phase of development as detailed in 
the phasing plan approved under condition 3 (including ground works), an 
Arboricultural Method Statement Plan shall be submitted to and approved in 
writing by the Local Planning Authority for that phase where relevant. The 
statement will include a Tree Protection plan of the trees to be retained that 
accords with plan ref: R/2377/1C. The development of the phase shall be 
carried out in accordance with the document so approved. 
Reason: To protect trees in the interests of visual amenity and biodiversity 
and to accord with Policy LP33 of the Kirklees Local Plan. 
This pre-commencement condition is necessary to ensure that details of tree 
protection measures are agreed at an appropriate stage of the development 
process. 
 
28. Prior to development commencing protective fencing in accordance with 
British Standard BS 5837 shall be erected around all protected trees and 
trees to be retained on the site. 
Reason: So as to protect to viability of the protected mature trees within close 
proximity to the application site and to accord with Policy LP33 of the Local 
Plan and advice within the National Planning Policy Framework. 
 
29. Prior to the occupation of each phase of development as detailed in the 
phasing plan approved under condition 3 hereby approved, details (including 
sections and details of levels) of all boundary treatments, and any retaining 
walls and gabions for that phase, shall be submitted to and approved in 
writing by the Local Planning Authority, should any such boundary treatments 
be required or proposed. The development of each phase shall be 
implemented in accordance with the details so approved and shall be retained 
thereafter. 
Reason: In the interests of visual amenity, crime prevention and highways 
safety, to maintain the significance and appearance of the site’s listed 
buildings, to maintain the character and appearance of the New North Road / 
Greenhead Park Conservation Area, to ensure the amenities of existing 



neighbouring residential units and the residential units hereby approved are 
protected, and to accord with Policies LP21, LP24, LP30 and LP35 of the 
Kirklees Local Plan. 
 
30. Prior to any works above ground floor slab of each phase of development 
(excluding phase 1A) as detailed in the phasing plan approved under 
condition 3 (excluding soft strip-out and demolition works), details of 
measures to prevent and deter crime and antisocial behaviour shall be 
submitted to and approved in writing by the Local Planning Authority for that 
phase. No part of the development phase shall be brought into use until the 
development phase has been implemented in accordance with the details so 
approved. 
Reason: In the interests of minimising the risk of crime and anti-social 
behaviour and creating a safer, more secure, and sustainable neighbourhood, 
and to accord with Policies LP24 and LP47 of the Kirklees Local Plan and the 
National Planning Policy Framework. 
 
31. Notwithstanding the submitted drawings, the vehicle parking layout in 
areas to the east of buildings 1, 2 and 3 shall be laid out and completed in 
accordance with details shown on Proposed Site Plan 00 001 Rev AB prior to 
the occupation of these buildings. 
Reason: In the interests of visual amenity and protection of the setting of 
heritage assets in accordance with policy LP35 of the Kirklees Local Plan 
 
 
Footnotes 
 
Footnote - Air Quality 
 
For anything to be considered as acceptable as part of the approved low 
emission mitigation measures it must be something that is to be provided in 
addition to what is normally provided at a development and also is not 
otherwise required. For example, the costs of providing footpaths and 
standard electric vehicle charging points would not be accepted as part of the 
costed mitigation measures.  
 
In the absence of acceptable proposals for low emission mitigation measures 
of sufficient value, a Section 106 agreement may be required for the amount 
up to the estimated damage cost made available to the local authority to 
spend on air quality improvement projects within the locality. 
 
Footnote - Land Contamination 
 
All contamination reports shall be prepared in accordance with guidance in: 

• Land Contamination Risk Management (LCRM) 

• BS 10175:2011+ A2:2017 Investigation of Potentially Contaminated 
Sites Code of Practice 

• Development on Land Affected by Contamination - Technical Guidance 
for Developers, Landowners & Consultants - (v11.2) June 2020 by the 
Yorkshire and Lincolnshire Pollution Advisory Group 



 
Footnote - Noise: Competent Person  
 
All noise assessments should be carried out by a competent person. 
Developers may wish to contact the Association of Noise Consultants 
http://www.association-of-noise-consultants.co.uk/ (020 8253 4518) or the 
Institute of Acoustics http://www.ioa.org.uk (0300 999 9675) for a list of 
members. 
 
Footnote - Electric Vehicle Charging Points 
 
Please note: 
 

• A Standard Electric Vehicle Charging Point is one which is capable of 
providing a continuous supply of at least 16A (3.5kW) and up to 32A 
(7kW). The higher output is more likely to be futureproof. 

• Standard charging points for single residential properties that meet the 
requirements specified in the latest version of “Minimum technical 
specification - Electric Vehicle Homecharge Scheme (EVHS)” by the 
Office for Low Emission Vehicles will be acceptable. Charging points 
that provide Mode 3 charging with a continuous output of least 16A 
(3.5kW) and have Type 2 socket outlet would be acceptable. 

• At non-residential developments, the requirement for one standard 
electric vehicle charging point for at least 10% of parking spaces may 
initially be reduced to one charging point for at least 5% of parking 
spaces with the remainder provided at an agreed trigger point.  

• For developments where some or all of the parking is likely to be used 
for shorter stay parking (30mins to 4 hours) then Fast (7-23kW) or 
Rapid (43kW+) charging points may be more appropriate. If Fast or 
Rapid charging points are proposed together with restrictions on the 
times that vehicles are allowed to be parked at these points then a 
lower number of charging points may be acceptable.The electrical 
supply of the final installation should allow the charging equipment to 
operate at full rated capacity.  

• The installation must comply with all applicable electrical requirements 
in force at the time of installation. 

 
Footnote - Artificial lighting 
 
The proposed design levels of illuminance should be shown to be appropriate 
for the intended use by reference to appropriate guidance. Generally, to 
minimise problems of glare and stray light from external artificial lighting it 
should be installed and maintained in accordance with the “Guidance Notes 
for the Reduction of Obtrusive Light” by the Institution of Lighting 
Professionals: 2011 www.theilp.org.uk. The predicted levels of stray light must 
not exceed the recommended maximum levels given in Table 2 of this 
guidance for an Environmental Zone E3.  
 
Footnote – Construction Environmental Management Plan  
 



Noisy construction related activities should not take place outside the hours 
of: 

• 07.30 to 18.30 hours Mondays to Fridays 

• 08.00 to 13.00 hours, Saturdays 
With no noisy activities on Sundays or Public Holidays 
 
Institute of Air Quality Management document “Guidance on the assessment 
of dust from demolition and construction” Version 1.1 2014 provides detailed 
information regarding dust control.  
 
Kirklees Council has powers under Section 60 of the Control of Pollution Act 
1974 to control noise from construction sites and may serve a notice imposing 
requirements on the way in which construction works are to be carried out. It 
has additional powers under Sections 80 of the Environmental Protection Act 
1990 to prevent statutory nuisance including noise, dust, smoke, and artificial 
light and must serve an abatement notice when it is satisfied that a statutory 
nuisance exists or is likely to occur or recur. Failure to comply with a notice 
served using the above-mentioned legislation would be an offence for which 
the maximum fine on summary conviction is unlimited. 
 
Outline Planning Permission conditions 
 
(not relevant to full element of permission – relates to matters of access and 
scale only (appearance, layout and landscaping are reserved for subsequent 
approval) and residential area at north of site (plan attached)) 
 
1. Before any development takes place, details relating to the appearance, 
layout and landscaping of the development (hereinafter called the “Reserved 
Matters”) shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall be implemented in full accordance with the 
Reserved Matters so approved. 
Reason: No details of the matters referred to having been submitted, they are 
reserved for the subsequent approval in writing of the Local Planning 
Authority.  
This pre-commencement condition is necessary to ensure that Reserved 
Matters are approved at an appropriate stage of the development process. 
 
2. Application(s) for approval of Reserved Matters shall be made to the Local 
Planning Authority before 03/08/2025. 
Reason: Pursuant to section 92 of the Town and Country Planning Act 1990, 
as amended by the Planning and Compulsory Purchase Act 2004. 
 
3. The development hereby permitted shall be begun either before the 
expiration of two years from the final approval of Reserved Matters or, in the 
case of approval on different dates, the final approval of the last such matter 
to be approved.  
Reason: Pursuant to section 92 of the Town and Country Planning Act 1990, 
as amended by the Planning and Compulsory Purchase Act 2004. 
 



4. The development hereby permitted shall be carried out in accordance with 
the parameter plans and specifications schedule listed in this decision notice 
to a maximum of 197 dwellings except as may be specified in the conditions 
attached to this permission, which shall in all cases take precedence. 
Reason: For the avoidance of doubt as to what is being permitted and in the 
interests of highway safety and design to accord with Policies LP4, LP5, LP21 
and LP24 of the Kirklees Local Plan and Chapter 12 of the National Planning 
Policy Framework. 
 
5. No development shall take place until a scheme detailing the following have 
been submitted to and approved in writing by the Local Planning Authority. 
The scheme shall include the: 

• Surfacing and draining of car parks; 

• Method storage/collection of waste; and 

• Method of closure of existing access points onto the existing highway 
network, and making good all existing redundant accesses, street 
lighting, signing, surface finishes and the treatment of sight lines. 

The scheme shall be completed in accordance with a programme agreed with 
the Local Planning Authority and thereafter the approved works shall be 
retained for the lifetime of the development. 
Reason: In the interests of highway safety, and to achieve a satisfactory 
layout in accordance with Policies LP20 and LP21 of the Kirklees Local Plan, 
as well as Chapter 9 of the National Planning Policy Framework. 
This is a pre-commencement condition to create a safe and accessible estate 
road network at an appropriate stage of the development process. 
 
6. All works shall be carried out in accordance with the details contained in the 
Bat Survey Report and dated 12/08/2020 as already submitted with the 
planning application and agreed in principle with the Local Planning Authority 
prior to determination. 
Reason: To prevent significant ecological harm in respect of impacts to 
roosting bats and to accord with Policy LP30 and the requirements of section 
15 of the National Planning Policy Framework. 
 
7. Prior to the commencement of each phase of development (excluding 
Phase 1A) (excluding soft strip-out and demolition works), an Ecological 
Design Strategy (EDS) addressing enhancement shall be submitted to and 
approved in writing by the Local Planning Authority. The EDS shall include the 
following: 

• Purpose and conservation objectives for the proposed works; 

• Review of site potential and constraints; 

• Detailed design(s) and/or working method(s) to achieve stated 
objectives;  

• Extent and location/area of proposed works on appropriate scale maps 
and plans; 

• Type and source of materials to be used where appropriate, e.g. native 
species of local provenance; 

• Timetable for implementation demonstrating that works are aligned 
with the proposed phasing of development;  



• Persons responsible for implementing the works;  

• Details of initial aftercare and long-term maintenance; 

• Details for monitoring and remedial measures; and 

• Details for disposal of any wastes arising from works. 
The EDS shall be implemented in accordance with the approved details and 
all features shall be retained in that manner thereafter. 
Reason: In the interests of local ecological value and visual amenity, to 
achieve a net biodiversity gain, and to accord with Policies LP24, LP30, LP32 
and LP33 of the Kirklees Local Plan, and chapters 12 and 15 of the National 
Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that measures to 
ensure adequate enhancement and a biodiversity net gain (based on 
biodiversity metric calculations which require data relating to the site’s pre-
development condition) are agreed at an appropriate stage of the 
development process. 
 
8. Prior to the commencement of each phase of development (excluding 
Phase 1A) (excluding soft strip-out and demolition works), details of all hard 
and soft landscaping shall be submitted to and approved in writing by the 
Local Planning Authority. These shall include: 

• Details of existing and proposed levels, and regrading; 

• Species schedule and planting plans; 

• Details of initial aftercare and long-term maintenance; 

• Details of monitoring and remedial measures, including replacement of 
any trees, shrubs or planting that fails or becomes diseased within the 
first five years from completion; 

• Details (including samples, if requested), of paving and other hard 
surface materials; and 

• Details of the on-site open space (including details of its purpose and 
management) and of any areas for designated, informal, incidental 
and/or doorstep play. 

No part of the development hereby approved shall be occupied until all hard 
and soft landscaping has been implemented in accordance with the approved 
details unless otherwise agreed in writing by the Local Planning Authority. All 
approved landscaping shall be retained thereafter in accordance with the 
approved details and approved long term maintenance, monitoring, and 
remedial arrangements. 
Reason: In the interests of local ecological value and visual amenity, to 
maintain the significance of the site’s listed buildings, to maintain the 
character and appearance of the New North Road / Greenhead Park 
Conservation Area, and to accord with Policies LP24, LP30, LP32, LP33, 
LP35, LP47 and LP63 of the Kirklees Local Plan, and chapters 12 and 15 of 
the National Planning Policy Framework. 
 
9. Prior to the commencement of each phase of development (excluding 
Phase 1A but including ground works), an Arboricultural Method Statement 
Plan shall be submitted to and approved in writing by the Local Planning 
Authority. The statement shall include a Tree Protection plan of the trees to be 



retained that accords with plan R/2377/1C The development shall be carried 
out in accordance with the document so approved. 
Reason: To protect trees in the interests of visual amenity and biodiversity 
and to accord with Policy LP33 of the Kirklees Local Plan. 
This pre-commencement condition is necessary to ensure that details of tree 
protection measures are agreed at an appropriate stage of the development 
process. 
 
10. Prior to the occupation of any part of the development hereby approved, 
details (including sections and details of levels) of all boundary treatments, 
and any retaining walls and gabions, shall be submitted to and approved in 
writing by the Local Planning Authority, should any such boundary treatments 
be required or proposed. The development shall be implemented in 
accordance with the details so approved and shall be retained thereafter. 
Reason: In the interests of visual amenity, crime prevention and highways 
safety, to maintain the significance and appearance of the site’s listed 
buildings, to maintain the character and appearance of the New North Road / 
Greenhead Park Conservation Area, to ensure the amenities of existing 
neighbouring residential units and the residential units hereby approved are 
protected, and to accord with Policies LP21, LP24, LP30 and LP35 of the 
Kirklees Local Plan. 
 
11. Prior to the commencement of each phase of development (excluding 
phase 1A) development details of measures to prevent and deter crime and 
anti-social behaviour shall be submitted to and approved in writing by the 
Local Planning Authority. No part of the development shall be brought into use 
until the development has been implemented in accordance with the details 
so approved. 
Reason: In the interests of minimising the risk of crime and anti-social 
behaviour and creating a safer, more secure, and sustainable neighbourhood, 
and to accord with Policies LP24 and LP47 of the Kirklees Local Plan and the 
National Planning Policy Framework. 
 
12. Development shall not commence until a scheme detailing finalised foul, 
surface water and land drainage (including a survey of how the existing site 
drains, agreeing a discharge rate with the Lead Local Flood Authority and the 
Local Planning Authority, attenuation design and maintenance and 
management plans) has been submitted to and approved in writing by the 
Local Planning Authority. None of the buildings shall be occupied until such 
approved drainage scheme has been provided on the site to serve the 
development or each agreed phasing of the development to which the 
buildings relate and thereafter retained. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework. This pre-commencement condition is 
necessary to ensure that details of drainage are agreed at an appropriate 
stage of the development process. 
 



13. Development shall not commence until a scheme restricting the rate of 
surface water discharge from the site to the same outfalls at similar points of 
connection to a maximum of 70% of the existing pre-development flow rate, 
has been submitted to and approved in writing by Local Planning Authority. 
The drainage scheme shall be designed to attenuate flows generated by the 
critical 1 in 30 year storm event as a minimum requirement. Flows between 
the critical 1 in 30 or critical 1 in 100 year storm events shall be stored on site 
in areas to be approved in writing by the Local Planning Authority. The 
scheme shall include a detailed maintenance and management regime for the 
storage facility including the flow restriction. There shall be no piped discharge 
of surface water from the development and no part of the development shall 
be brought into use until the flow restriction and attenuation works comprising 
the approved scheme have been completed. The approved maintenance and 
management scheme shall be implemented thereafter. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that details of 
drainage are agreed at an appropriate stage of the development process. 
 
14. There shall be no discharge of foul or contaminated drainage from the site 
to any part of the groundwater or surface water network, whether directly or 
via soakaway. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework. This pre-commencement condition is 
necessary to ensure that details of drainage are agreed at an appropriate 
stage of the development process. 
 
15. Surface water from vehicle parking and hard standing areas shall be 
passed through an interceptor of adequate capacity prior to discharge. Roof 
drainage shall not be passed through any interceptor. 
Reason: To ensure the effective disposal of surface water from the 
development so as to avoid an increase in flood risk and so as to accord with 
Policies LP27 and LP28 of the Kirklees Local Plan and chapter 14 of the 
National Planning Policy Framework.  
This pre-commencement condition is necessary to ensure that details of 
drainage are agreed at an appropriate stage of the development process. 
 
16. Groundworks (other than those required for a site investigation report) 
shall not commence until a Phase II Intrusive Site Investigation Report has 
been submitted to and approved in writing by the Local Planning Authority. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
17. Where site remediation is recommended in the Phase II Intrusive Site 
Investigation Report approved pursuant to outline condition 16 further 
groundworks shall not commence until a Remediation Strategy has been 



submitted to and approved in writing by the Local Planning Authority. The 
Remediation Strategy shall include a timetable for the implementation and 
completion of the approved remediation measures. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
18. Remediation of the site shall be carried out and completed in accordance 
with the Remediation Strategy approved pursuant to outline condition 17. In 
the event that remediation is unable to proceed in accordance with the 
approved Remediation Strategy or contamination not previously considered in 
either the Preliminary Risk Assessment or the Phase II Intrusive Site 
Investigation Report is identified or encountered on site, all groundworks in 
the affected area (except for site investigation works) shall cease immediately 
and the Local Planning Authority shall be notified in writing within two working 
days. Works shall not recommence until proposed revisions to the 
Remediation Strategy have been submitted to and approved in writing by the 
Local Planning Authority. Remediation of the site shall thereafter be carried 
out in accordance with the approved revised Remediation Strategy. 
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
19. Following completion of any measures identified in the approved 
Remediation Strategy or any approved revised Remediation Strategy a 
Validation Report shall be submitted to the Local Planning Authority. No part 
of the site shall be brought into use until such time as the remediation 
measures have been completed for (that part of) the site in accordance with 
the approved Remediation Strategy or the approved revised Remediation 
Strategy and a Validation Report in respect of those remediation measures 
has been approved in writing by the Local Planning Authority. Where 
validation has been submitted and approved in stages for different areas of 
the whole site, a Final Validation Summary Report shall be submitted to and 
approved in writing by the Local Planning Authority.  
Reason: To ensure the safe occupation of the site in accordance with Policy 
LP53 of the Kirklees Local Plan and the National Planning Policy Framework. 
 
20. Before the development is brought into use a revised full Air Quality 
Impact Assessment shall be submitted to and approved in writing by the Local 
Planning Authority. The assessment shall: 

• determine the impact that the development will have on air quality 
(taking into consideration any cumulative impact from other local 
developments); 

• include a calculation of the monetary damages from the development; 
and  

• include a fully costed mitigation plan detailing the proposed low 
emission mitigation measures. The monetary value of the damages 
shall be reflected in money spent on the low emission mitigation 
measures 

The approved low emission mitigation measures shall be implemented before 
the development comes into use and shall be retained thereafter. 



Reason: For promoting sustainable development and transport and 
conserving the natural environment in accordance with parts 2, 9 and 15 of 
the National Planning Policy Framework and Policy LP51 of the Kirklees Local 
Plan. 
 
21. Before construction work commences at any residential part of the 
development a further noise assessment report in relation to that part of the 
development shall be submitted to and approved in writing by the Local 
Planning Authority. The report shall: 

• Clearly show which habitable rooms in which apartments will not 
achieve satisfactory indoor sound levels with windows open and for 
these rooms provide a detailed specification of the noise mitigation 
measures that are necessary to achieve satisfactory indoor sound 
levels, including an alternative ventilation scheme which shall show 
how these rooms will be provided with sufficient ventilation to help 
control thermal comfort and avoid over heating during hot weather 
without the need to open windows; 

• Demonstrate that the operational noise of any alternative ventilation 
system and will not cause unacceptable indoor sound levels; and 

• Ensure that any noise mitigation proposals do not conflict with any air 
quality mitigation proposals.  

All works which form part of the approved scheme shall be completed prior to 
occupation of the aforementioned residences and retained thereafter.  
Reason: To safeguard the amenities of the occupiers of nearby properties in 
accordance with chapter 15 of the National Planning Policy Framework and 
Policy LP24 of the Kirklees Local Plan. 
 
22. Before the electrical system is installed at each phase of the development 
a scheme detailing the dedicated facilities that will be provided for charging 
electric vehicles and other ultra-low emission vehicles at that phase shall be 
submitted to and approved in writing by the Local Planning Authority. The 
scheme shall meet at least the following minimum standard for numbers and 
power output: 

• A Standard Electric Vehicle Charging point providing a continuous 
supply of at least 16A (3.5kW) for each residential unit that has a 
dedicated parking space 

• One Standard Electric Vehicle Charging Point providing a continuous 
supply of at least 16A (3.5kW) for at least 10% of residential parking 
spaces that are not allocated to specific dwellings 

• One Standard Electric Vehicle Charging Point providing a continuous 
supply of at least 16A (3.5kW) for at least 10% of non-residential 
parking spaces 

Buildings and parking spaces that are to be provided with charging points 
shall not be brought into use until the charging points are installed and 
operational. Charging points installed shall be retained thereafter. 
Reason: In the interest of supporting and encouraging low emission vehicles, 
in the interest of air quality enhancement, to comply with the aims and 
objectives of Policies LP20, LP24 and LP47 of the Kirklees Local Plan and 
chapters 2, 9 and 15 of the National Planning Policy Framework. 
 



23. Before the installation of external artificial lighting commences a lighting 
scheme shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall include the following information: 

• The proposed hours of operation of the lighting; 

• The location and specification of all of the luminaires; 

• The proposed design level of maintained average horizontal 
illuminance for each of the specific areas that needs to be illuminated; 

• The predicted vertical illuminance that will be caused by the proposed 
lighting when measured at windows of any properties in the vicinity; 

• The measures that will be taken to minimise or eliminate glare and 
stray light arising from the use of the lighting that is caused beyond the 
boundary of the site; and 

• The methods of switching and controlling the lighting so that it is only 
operated at the permitted times and at times when it is required. 

The external artificial lighting shall be installed and operated thereafter in 
accordance with the approved scheme.  
Reason: To safeguard the amenities of the occupiers of nearby properties 
and promote sustainable development in accordance with chapters 2 and 15 
of the National Planning Policy Framework and Policy LP24 of the Kirklees 
Local Plan. 
 
24. Prior to the commencement of each phase of development (excluding 
Phase 1A) as detailed in the phasing plan approved under condition 3 (of the 
full element of this hybrid permission) or development commencing a 
Construction Environmental Management Plan (CEMP) shall be submitted to 
and agreed in writing with the Local Planning Authority. The plan shall 
describe in detail the actions that will be taken to minimise adverse impacts 
on occupiers of nearby properties by effectively controlling: 

• Noise and vibration arising from all construction related activities. This 
shall also include suitable restrictions on the hours of working on the 
site including times of deliveries.  

• Dust arising from all construction related activities. 

• Artificial lighting used in connection with all construction related 
activities and security of the construction site.  

The agreed plan shall be adhered to throughout the construction of the 
development. 
Reason: To safeguard the amenities of the occupiers of nearby properties in 
accordance with chapter 15 of the National Planning Policy Framework and 
Policy LP24 the Kirklees Local Plan. 
 
25. Prior to the commencement of development (excluding soft strip-out and 
demolition works), details of storage and access for collection of wastes from 
the residential units hereby approved, and details of management of waste 
collection points, shall be submitted to and approved in writing by the Local 
Planning Authority. The details shall confirm that waste collection points shall 
not obstruct access within the site, shall include details of management 
measures and measures to discourage dumping of large items and fly tipping. 
The works and arrangements comprising the approved details shall be 
implemented before first occupation and shall be so retained thereafter unless 
otherwise agreed in writing by the Local Planning Authority. 



Reason: In the interests of visual and residential amenity and highway safety, 
to assist in achieving sustainable development, to maintain the significance 
and appearance of the site’s listed buildings, to maintain the character and 
appearance of the New North Road / Greenhead Park Conservation Area, 
and to accord with Policies LP21 and LP24 of the Kirklees Local Plan. 
 
Footnote - Air Quality 
 
For anything to be considered as acceptable as part of the approved low 
emission mitigation measures it must be something that is to be provided in 
addition to what is normally provided at a development and also is not 
otherwise required. For example, the costs of providing footpaths and 
standard electric vehicle charging points would not be accepted as part of the 
costed mitigation measures.  
 
In the absence of acceptable proposals for low emission mitigation measures 
of sufficient value, a Section 106 agreement may be required for the amount 
up to the estimated damage cost made available to the local authority to 
spend on air quality improvement projects within the locality. 
 
Footnote - Land Contamination 
 
All contamination reports shall be prepared in accordance with guidance in: 

• Land Contamination Risk Management (LCRM) 

• BS 10175:2011+ A2:2017 Investigation of Potentially Contaminated 
Sites Code of Practice 

• Development on Land Affected by Contamination - Technical Guidance 
for Developers, Landowners & Consultants - (v11.2) June 2020 by the 
Yorkshire and Lincolnshire Pollution Advisory Group 

 
Footnote - Noise: Competent Person  
 
All noise assessments should be carried out by a competent person. 
Developers may wish to contact the Association of Noise Consultants 
http://www.association-of-noise-consultants.co.uk/ (020 8253 4518) or the 
Institute of Acoustics http://www.ioa.org.uk (0300 999 9675) for a list of 
members. 
 
Footnote - Electric Vehicle Charging Points 
 
Please note: 
 

• A Standard Electric Vehicle Charging Point is one which is capable of 
providing a continuous supply of at least 16A (3.5kW) and up to 32A 
(7kW). The higher output is more likely to be futureproof. 

• Standard charging points for single residential properties that meet the 
requirements specified in the latest version of “Minimum technical 
specification - Electric Vehicle Homecharge Scheme (EVHS)” by the 
Office for Low Emission Vehicles will be acceptable. Charging points 



that provide Mode 3 charging with a continuous output of least 16A 
(3.5kW) and have Type 2 socket outlet would be acceptable. 

• At non-residential developments, the requirement for one standard 
electric vehicle charging point for at least 10% of parking spaces may 
initially be reduced to one charging point for at least 5% of parking 
spaces with the remainder provided at an agreed trigger point.  

• For developments where some or all of the parking is likely to be used 
for shorter stay parking (30mins to 4 hours) then Fast (7-23kW) or 
Rapid (43kW+) charging points may be more appropriate. If Fast or 
Rapid charging points are proposed together with restrictions on the 
times that vehicles are allowed to be parked at these points then a 
lower number of charging points may be acceptable.The electrical 
supply of the final installation should allow the charging equipment to 
operate at full rated capacity.  

• The installation must comply with all applicable electrical requirements 
in force at the time of installation. 

 
Footnote - Artificial lighting 
 
The proposed design levels of illuminance should be shown to be appropriate 
for the intended use by reference to appropriate guidance. Generally, to 
minimise problems of glare and stray light from external artificial lighting it 
should be installed and maintained in accordance with the “Guidance Notes 
for the Reduction of Obtrusive Light” by the Institution of Lighting 
Professionals: 2011 www.theilp.org.uk. The predicted levels of stray light must 
not exceed the recommended maximum levels given in Table 2 of this 
guidance for an Environmental Zone E3.  
 
Footnote – Construction Environmental Management Plan  
 
Noisy construction related activities should not take place outside the hours 
of: 

• 07.30 to 18.30 hours Mondays to Fridays 

• 08.00 to 13.00 hours, Saturdays 
With no noisy activities on Sundays or Public Holidays 
 
Institute of Air Quality Management document “Guidance on the assessment 
of dust from demolition and construction” Version 1.1 2014 provides detailed 
information regarding dust control.  
 
Kirklees Council has powers under Section 60 of the Control of Pollution Act 
1974 to control noise from construction sites and may serve a notice imposing 
requirements on the way in which construction works are to be carried out. It 
has additional powers under Sections 80 of the Environmental Protection Act 
1990 to prevent statutory nuisance including noise, dust, smoke, and artificial 
light and must serve an abatement notice when it is satisfied that a statutory 
nuisance exists or is likely to occur or recur. Failure to comply with a notice 
served using the above-mentioned legislation would be an offence for which 
the maximum fine on summary conviction is unlimited. 
 



 
Plans and specifications schedule: 
 
 

Plan Type Reference Version Date of 
issue 

Masterplan and Site Wide    

Landscape accessibility 00-004 Rev F 17/10/2023 

Landscape Plan (sheet 2) 00-006 Rev E 17/10/2023 

Site sections as proposed 00-007 Rev E 17/10/2023 

Phase 3 (Outline Application 
site) parameter plan 

00-011 Rev A 17/10/2023 

Phase 3 (Outline Application 
site) parameter plan (Building 
5 Heights) 

00-012 Rev B 17/10/2023 

Site location Plan-planning 
sub (Hybrid split) 

00-032 Rev B 17/10/2023 

Buildings to be demolished- 
Plan 2 

00-034 Rev B 24/07/2020 

Proposed Site Plan SK-210720-01   Rev B 17/10/2023 

Phasing Plans SK16047_220217_01 
 
 

Rev B 17/10/2023 

Buildings 1, 2 and 3    

Bldg 1 Basement GA plans - 
proposed 

20-100 Rev B 24/07/2020 

Bldg 1 Basement GA plans - 
proposed 

20-101 Rev B 24/07/2020 

Bldg1 1st GA plans - proposed 20-102 Rev B 24/07/2020 

Bldg1 2nd GA plans - proposed 20-103 Rev B 24/07/2020 

Bldg1 roof   plans - proposed 20-103 Rev B 24/07/2020 

Bldg1 East elevation- 
proposed 

20-120 Rev A 24/07/2020 

Bldg1 North & South 
elevations- proposed 

20-121 Rev A 24/07/2020 

Bldg1 West elevations- 
proposed 

20-122 Rev A 24/07/2020 

    

Bldg 2 Basement GA plans - 
proposed 

20-200 Rev C 24/07/2020 

Bldg 2 Ground Floor GA plans 
- proposed 

20-201 Rev C 24/07/2020 

Bldg 2 1st Floor GA plans - 
proposed 

20-202 Rev C 24/07/2020 

Bldg 2 2nd Floor GA plans - 
proposed 

20-203 - 06/07/2018 

Bldg South elevation proposed 20-220 Rev C 24/07/2020 

Bldg North elevation proposed 20-221 - 06/07/2018 

Bldg 2 & 3 West elevation 20-222 - 06/07/2018 



Plan Type Reference Version Date of 
issue 

proposals 

Phase 01 and 02 boundary 
sections 

20-230 - 06/07/2018 

    

Bldg 3 Ground Floor GA plans 
- proposed 

20-300 Rev C 24/07/2020 

Bldg 3 1st Floor GA plans - 
proposed 

20-301 Rev C 24/07/2020 

Bldg 3 South elevation 
proposed 

20-320 Rev C 24/07/2020 

Bldg 3 North elevation 
proposed 

20-321 Rev B 24/07/2020 

    

Buildings 4, 5 and 6    

Bldg 4 1st GA plans & 
Elevations - proposed 

20-509 Rev A 24/07/2020 

Bldg 5 Level 00 GA plan 20-510 - 16/07/2018 

Bldg 5 Levels 01-03 GA plan 20-511 - 16/07/2018 

Bldg 5 Levels 04 GA plan 20-512 - 16/07/2018 

Bldg 5 Elevations sheet 01 20-520 - 16/07/2018 

Bldg 5 Elevations sheet 02 20-521 - 16/07/2018 

Bldg 6 - Retail Store    

Other plans    

Site Location Plan 00 032 Rev B 17/10/2023 

Existing Site Plan 2002 Rev P2 29/07/2020 

Proposed Site Plan 00 001 Rev AB 22/12/2023 

Proposed External Works 2004 Rev P3 29/07/2020 

Site Sections 2005 Rev P2 29/07/2020 

Proposed Floor Plan 2101 Rev P2 29/07/2020 

Proposed Roof Plan 2102 Rev P2 29/07/2020 

Proposed Elevations 2103 Rev P4 29/07/2020 

Building Elevations 7355-00-8101   Rev P7 29/07/2020 

Landscape details- Food store 
(Phase 1b) 

R/2377/1C Rev C Aug 2020 

 
 
Amended plans ensured that the setting of the Listed Statue and setting of the 
former Infirmary building is not harmed by parking areas dominating the 
central core area in front of the Listed Buildings. Clarity was also received 
from the applicants regarding the reserved matters submissions on the 
Northern part of the wider site that would need to be submitted and would 
address the layout details at that stage. 
 
Pursuant to article 35 (2) of the Town and Country Planning (Development 
Management Procedure) Order 2015 and guidance in the National Planning 
Policy Framework, the Local Planning Authority have, where possible, made a 
pre-application advice service available, complied with the Kirklees 



Development Management Charter 2015 and otherwise actively engaged with 
the applicant in dealing with the application.  
 
 
Report Dated: 21/02/2023. 
 
 
 
 
 
 
 
 
 
 
 


