Formal Objection — Land off Sunny View, Batley / White Lee Road — Phase 2

Planning application: 2026/62/90310/E
Site: Land off Sunny View, Batley / White Lee Road — Phase 2

Dear Planning Officer,

| wish to formally object to the current revised proposals and site layout forming part
of planning application 2026/62/90310/E, including the August 2026 Proposed Site
Layout, revision P13, insofar as they affect my existing property

| ask that particular consideration is
given to the effect of the proposed development on the residential amenity and
privacy

| wish to make clear at the outset that | am not objecting to the principle of residential
development on the site, nor to affordable housing or apartment accommodation as
forms of housing in principle. My objection is specifically to the current arrangement

and to the changes made during the application process,
particularly where those changes may affect residential amenity, privacy,
overlooking, visual impact and the use and enjoyment

My principal concerns are:

1. Changes to the north-western part of the site, recorded in the applicant's
revision history as having been amended on 3 July 2026, and the need to
understand precisely what changed and what effect those changes have on
adjoining properties.

2. The relationship between the Rowan apartment accommodation and my
existing property, particularly the position and orientation of its side-facing
windows and the potential for direct or oblique overlooking

3. The scale, massing, height and visual relationship of the Rowan
accommodation to the existing predominantly detached Phase 1
development

4. The location of BCP/bin collection facilities

and the resulting potential for noise, disturbance, odour, litter, refuse-
collection activity and visual intrusion.

5. The status of plots 14 and 15, including clarification of their affordable-
housing designation and tenure and whether this changed during the
application process.

6. The opportunity to comment on the latest revisions. | was not notified that
the August 2026 revised plans had been uploaded and only became aware of
them because | checked the Council's planning website myself.



These matters are material planning considerations, particularly under Kirklees Local
Plan Policy LP24 (Design), the Council's Housebuilders Design Guide
Supplementary Planning Document, including Principle 6 concerning residential
amenity and overlooking, Policy LP52 concerning pollution and residential well-
being, Policy LP11 concerning housing mix and affordable housing, and the relevant
provisions of the National Planning Policy Framework concerning good design and
the amenity of existing and future users.

| respectfully ask the Council to assess the current proposal specifically against the
relationship with my existing property and private garden, rather than considering the
individual elements of the scheme in isolation.

1. Changes during the application process
| have compared the documents available to me, including:

« the site layout/document uploaded to the planning application on 6 February
2026;

o the 20 July 2026 Highways General Arrangement drawing;

« the August 2026 Proposed Site Layout, revision P13; and

o the August 2026 Rowan House Type drawing.

| recognise that these documents have different purposes and issue histories.
However, they record changes and clarifications to the proposed development during
the application process.

The August P13 drawing records the following revision history:

o P2 -26 June 2025: "House types amended. Apartment block added.
Schedule of accommodation updated.”

o« P10 -1 April 2026: "Affordable plot indicators added."

o P12 -3 July 2026: "House types amended to north west of site. Schedule of
accommodation updated."

e P13 -13 August 2026: "Rowan type sqft/m? amended to schedule of
accommodation."

| do not suggest that the apartment block was first introduced in August 2026. The
revision history indicates that it was added earlier.

My concern is that the north-western house types were subsequently amended in
July 2026, followed by a further amendment to the Rowan accommodation
information in August 2026.

| therefore ask the Council to identify clearly:

which house types were changed;

which plots were affected;

the previous and revised house types;

whether building footprints, heights, windows, gardens or parking
arrangements changed;



o whether the relationship with existing neighbouring properties changed;

« why the changes were made; and

» whether the impact on adjoining residents was reassessed following the
amendments.

This information is particularly important because my property directly adjoins this
part of the development.

2. Impact on residential amenity

The current layout places proposed buildings and associated infrastructure close to

Kirklees Local Plan Policy LP24 requires development to provide a high standard of
amenity for neighbouring occupiers, including appropriate distances between
buildings. The Council's Housebuilders Design Guide also states that residential
layouts should maintain adequate privacy and residential amenity and avoid negative
impacts from overlooking, loss of outlook and inadequate separation.

| ask the Council to assess the cumulative effect of the proposed development on my
property, including:

privacy;

overlooking;

outlook;

visual amenity;

scale and massing;

noise;

disturbance;

activity immediately

refuse collection and bin movements;
odour and litter; and

the overall reasonable enjoyment

The assessment should consider the relationship between the proposed buildings,
windows, roads, parking, footways and BCP facilities together, rather than treating
each matter as an isolated impact.

3. Rowan apartment accommodation — overlooking and privacy

The August Rowan House Type drawing identifies the accommodation as:
"ROWAN — NDSS 2b — 3p Ground Floor Apt."

and

"ROWAN — NDSS 2b — 3p First Floor Apt."

The drawing identifies:



e ground-floor apartment: 61.75 m?
e first-floor apartment: 65.81 m?;
e average floor area: 63.78 m?, and
e two-bedroom accommodation.

The Rowan drawing was revised on 3 July 2026 with the description:
"Plans updated to NDSS standard.”

The August P13 layout then records an amendment to the Rowan floor-area
information in the accommodation schedule.

| ask the Council to clarify:

1. What changes were made to the Rowan accommodation between the earlier
proposal, the July 2026 drawing and the August 2026 P13 layout?

2. Whether those changes affected the size, internal layout or specification of
the apartments.

3. Whether the changes affected the position or relationship of the Rowan
accommodation to existing neighbouring properties.

4. Whether the accommodation schedule was amended as a consequence.

Side-facing windows

M

This is a material concern

| therefore ask the Planning Officer to assess specifically:

the exact position and orientation of each side-facing window;

its floor level;

the room or rooms served by each window;

the distance from each window

the angle of view ;

whether the windows provide direct or oblique views

whether any of the windows serve habitable rooms; and

whether the resulting relationship provides an acceptable level of privacy.

The Council's Housebuilders Design Guide identifies typical separation distances for
protecting residential privacy, including 21 metres between facing windows of
habitable rooms at the backs of dwellings and 12 metres where a habitable-room
window faces a non-habitable-room window. It also recognises that longer distances



may be necessary where differing building heights or topography create particular
overlooking issues.

| ask the Council to consider whether appropriate design mitigation is
required, such as:

obscure glazing;

restricted opening;

suitable screening;

repositioning of windows; or

another effective measure preventing unacceptable overlooking.

Any such mitigation should be considered as part of the assessment of the current
scheme rather than left as an assumption for future occupants or neighbouring
residents.

4. Scale, massing, character and relationship with Phase 1
| am not objecting to apartments as a housing type.

My concern is the specific form, scale, massing, height, appearance and location of
the Rowan accommodation and its relationship to the existing Phase 1 development

The existing Phase 1 development appears predominantly to comprise detached
houses. The Rowan accommodation is a different form of residential development,
comprising ground- and first-floor apartments.

| therefore ask the Council to assess:

the height of the Rowan building;

its scale and massing;

the visual presence of its side elevation;

its relationship to the predominantly detached Phase 1 houses;

its relationship to existing gardens and neighbouring properties;

its roof form and overall built form;

the position and design of its windows; and

whether it provides an appropriate transition between Phase 1, Phase 2 and
the existing neighbouring properties.

Kirklees Local Plan Policy LP24 requires the form, scale, layout and details of
development to respect and enhance the character of the townscape, while also
requiring a high standard of amenity for neighbouring occupiers.

| ask the Council to explain specifically how the Rowan accommodation is
considered to satisfy those requirements in the context of the existing Phase 1
development



5. BCP/bin collection facilities

The February site layout already identified BCPs within the development, and the
August P13 drawing continues to identify "BCP BIN COLLECTION POINT"
facilities.

My objection is not to the provision of refuse facilities.
My concern is their location immediately adjacent or very close to
| am concerned about the potential cumulative effects of:

residents moving bins;

refuse collection activity;

noise;

early-morning or other collection disturbance;
odour;

litter and windblown waste;

visual intrusion; and

increased activity immediately

These matters are particularly relevant given the close relationship between the BCP
facilities and an existing residential property.

| therefore ask the Council to explain:

1. Why the current BCP locations were selected.

2. What alternative locations were considered.

3. What assessment has been made of their effect on existing neighbouring
properties.

4. How noise, odour and litter will be controlled.

5. How refuse collection activity will be managed.

6. Whether the facilities can reasonably be relocated further away from existing
residential boundaries.

| also ask that any approval includes appropriate controls where necessary to protect
neighbouring residential amenity.

6. Affordable housing — plots 14 and 15
The August P13 layout includes categories for:

o Affordable Plots — Social Rent;

« Affordable Plots — First Homes;

« Wheelie Bins; and

« BCP Bin Collection Points.

The revision history records that affordable plot indicators were added at P10 on 1
April 2026.



Plots 14 and 15 are shown on the earlier and current layouts. | am concerned,
however, about the apparent difference or clarification in the way these plots are
identified between the documents.

| emphasise that | am not objecting to affordable housing.

My concern is simply to establish what the proposed tenure and designation of these
plots actually are and whether any change affected the layout

| therefore ask the Council to confirm:

Whether plots 14 and 15 are affordable housing.

The tenure proposed for each plot.

When each plot was designated as affordable housing.

Whether the designation or tenure changed during the application process.
Whether the total number or distribution of affordable dwellings changed.
What accommodation and tenure schedules accompanied the relevant July
and August submissions.

Whether any change in designation affected the layout or relationship with
existing neighbouring properties.

8. Why the July Highways drawing does not appear to show the same
affordable-housing designation information as the August planning layout.
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7. July 2026 Highways drawing and comparison with the planning layout

The 20 July 2026 Highways General Arrangement drawing identifies plots 14 and 15,
BCPs, the proposed carriageway, proposed footway, adoption limit and tie-in works
to Phase 1.

The drawing is marked "S3 — FOR COMMENT" and states that the drawings are
preliminary and not for construction until the relevant technical approval has been
obtained.

Its revision history records:

o« P02 -1 July 2026: latest layout added;
o« P03 - 16 July 2026: radius annotation and distance between speed-calming
features added.

| therefore ask the Council to clarify the relationship between the July Highways
drawing and the August P13 planning layout wherever the two differ.

In particular, | ask the officer to compare the February, July and August documents
in relation to:

the north-western house types;
the Rowan accommodation;

the position of the Rowan building
side-facing windows;

plots 14 and 15;



affordable-housing designations;

BCP/bin collection points;

parking;

footways;

highway and pedestrian arrangements; and
the relationship between Phase 1 and Phase 2.

The officer's report should identify what has changed, why it changed, and whether
those changes alter the effect on existing neighbouring properties.

8. Further consultation on the revised proposals

| only became aware of the latest August revised plans because | happened to check
the Council's planning application website myself. | was not notified that the revised
plans had been uploaded.

| appreciate that not every amendment to a planning application requires a further
round of neighbour notification.

However, the Government's Planning Practice Guidance recognises that, where an
application has been amended, the Council should consider whether further publicity
or consultation is necessary in the interests of fairness, including whether failure to
re-consult would deprive people entitled to be consulted of the opportunity to make
representations they may have wished to make on the amended proposal.

In this case, the revision history records a change to the north-western house types
on 3 July 2026, followed by further amendment to the Rowan accommodation
information in August 2026.

| therefore request that:

« further consultation with directly affected neighbouring residents is undertaken
if the amendments are considered material to their interests; or

« if further consultation is considered unnecessary, the Planning Officer
explains in the officer report why the amendments are not considered to affect
the interests of adjoining residents or deprive them of a reasonable
opportunity to comment.

9. Overall planning assessment requested

| respectfully ask the Council to assess the current proposal against the following
relevant considerations:

o Kirklees Local Plan Policy LP24 — Design, particularly the requirements
concerning form, scale, layout, character and the amenity of neighbouring
occupiers;



Kirklees Housebuilders Design Guide SPD, Principle 6, concerning
residential privacy, overlooking, outlook and appropriate separation;
relevant principles concerning the design of openings, building form, scale
and relationship to neighbouring properties;

Kirklees Local Plan Policy LP52, where noise, odour or other pollution
associated with the proposed refuse facilities may affect residential amenity;
Kirklees Local Plan Policy LP11 and the Affordable Housing and Housing
Mix SPD, insofar as the housing mix, tenure and designation of plots 14 and
15 are concerned; and

the relevant provisions of the National Planning Policy Framework
concerning well-designed places and a high standard of amenity for existing
and future users.

| ask that the assessment considers the cumulative effect of the Rowan
accommodation, its windows, the surrounding buildings, parking, footways, BCP
facilities and associated activity

10. Specific requests

For clarity, | respectfully request that the Council:

1.

2.

Specifically assesses the August 2026 P13 layout against the earlier
February 2026 layout insofar as the changes affect my property.
Identifies the changes to the north-western house types recorded on 3
July 2026, including the affected plots and previous and revised house types.
Explains why those changes were made and whether their effect on
neighbouring properties was reassessed.
Assesses the precise relationship

including building position, height, massing, orientation and
separation distances.
Assesses every side-facing window/opening for potential direct or
oblique overlooking of my property and private rear garden.
Confirms whether the side-facing windows serve habitable
rooms and identifies the floor level and function of the rooms concerned.
Where necessary, requires effective privacy mitigation, such as obscure
glazing, restricted opening, screening or alternative window positioning.
Assesses the scale, massing, character and visual relationship of the
Rowan accommodation with the predominantly detached Phase 1
development and existing neighbouring properties.
Assesses the BCP/bin collection facilities in relation to my rear garden,
including noise, disturbance, odour, litter, refuse-collection activity and visual
impact.

10.Considers whether the BCP facilities can reasonably be relocated further

from existing residential boundaries.

11.Confirms the affordable-housing status and tenure of plots 14 and 15,

including whether their designation changed during the application process.

12.ldentifies the relevant accommodation and tenure schedules

accompanying the July and August submissions.

13.Compares the February, July and August documents where they relate to

the matters raised in this objection.



14.Considers whether further consultation is required or appropriate in light
of the revisions and their potential effect on directly adjoining residents.

15.1f the application is recommended for approval, ensures that any necessary
privacy, refuse-management, screening, landscaping or other amenity
safeguards are secured by appropriate planning conditions or other
enforceable measures.

16.Addresses the substantive planning matters raised in this objection in
the officer's report, including the specific concerns relating to privacy,
overlooking, residential amenity, design, the BCP locations and the revised
layout.

17.Does not determine the application without properly assessing the
specific impact of the current revised proposals on existing adjoining
properties.

Conclusion

| respectfully ask the Council to give particular consideration to the effect of the
current revised scheme

My objection is not to housing development, affordable housing or apartment
accommodation in principle. It is directed at the current detailed arrangement and, in
particular:

the July 2026 changes to the north-western house types;

the relationship between the

the potential overlooking arising ;
privacy and residential amenity;

the scale, massing and character of the accommodation;

the location of BCP/bin collection facilities

potential noise, odour, litter, disturbance and visual intrusion;

the clarification of plots 14 and 15 and their affordable-housing status;
the differences between the February, July and August documents; and



o the absence of notification to me of the latest revised plans.

| would be grateful for confirmation that this objection has been received, that my
request concerning the publication of personal information has been recorded, and
that the matters raised above will be specifically considered before the application is

determined.

Yours faithfully,
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Colour - Stone Grey - RAL 7030

MATERIALS - Elevation Style:

See House Type Drawing
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