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Comments 
We have reviewed the application and make the following comments and recommendations. 

Air Quality 
The proposed development is not situated in an Air Quality Management Area and whilst it is 
on a busy A road it is not identified on our mapping as an area of concern. Looking at the 
proposal and plans we cannot see provision for electric vehicle charging points (EVCP’S), In 
an application of this nature, it is expected that facilities for charging electric vehicles and 
other ultra-low emission vehicles are provided in accordance with the National Planning Policy 
Framework and Air Quality & Emissions Technical Planning Guidance from the West 
Yorkshire Low Emissions Strategy Group. We therefore recommend a condition. 

Contaminated Land 
The site of the proposed development is situated on land identified as potentially 
contaminated due to its historic use as a petrol station, it is within 250m of a site identified as 
landfill on our mapping and is in an area with a coal mining legacy. We acknowledge the 
submitted coal mining risk assessment which recommends further intrusive investigation at 
site, this is largely for geotechnical reasons which is not within the remit of environmental 
health. The report informs shallow coal that may have been worked is present at site, this 
could present a mine gas risk. The report does not present a contaminated land conceptual 
site model; we therefore recommend conditions. 

Noise Predetermination assessment required 
The proposed development has nearby residential receptors across the road, it is asking for a 
24/7 operation. It is possible that noise from the proposal, particularly at night time, could 
become intrusive. When considering noise from this type of development a consultant must 
consider traffic movement noise, customers and any operational noise of the commercial 
development.  

Noise Assessment Report and Mitigation Scheme
The assessment should determine the likely noise that will arise from all aspects of the 
proposed development (including but not limited to noise from vehicle movements, fixed 
mechanical plant and equipment, anticipated customer generated noise and suitable controls) 
and detail the control and mitigation measures that will be necessary to provide to prevent the 
amenity of nearby receptors being affected by any such noise.  

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-

http://www.association-of-noise-consultants.co.uk/


consultants.co.uk/ (020 8253 4518) or the Institute of Acoustics http://www.ioa.org.uk (0300 
999 9675) for a list of members. 

Artificial Lighting 
In support of the application a Sensitive Lighting Scheme by Rachel Hacking Ecology, ref: 
RHE.4720, has been submitted. The report is an assessment of the impact of the scheme on 
local wildlife (bats) and does not consider Human residential receptors adjacent to the 
proposal. Ecological impacts is beyond the remit of Environmental Health. We therefore 
recommend a condition. 

Recommended Conditions 
EVC1 Electric Vehicle Charging Points – Condition
Before first occupation, a scheme outlining the specific facilities for charging electric vehicles 
and other ultra-low emission vehicles for parking spaces at the development must be 
submitted to and approved in writing by the Local Planning Authority. This scheme must meet 
the minimum requirements in the current West Yorkshire Low Emission Strategy (WYLES) 
document; currently 10% of parking spaces. The approved facilities for charging electric 
vehicles must be installed before occupation and retained for use 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, Chapters 2, 9 and 15 of the National Planning Policy 
Framework and the West Yorkshire Low Emission Strategy (WYLES). 

EVF1 Electric Vehicle Charging Points – Advisory Footnote 
 Approval under the Building Regulations may also be required, and the applicant 

should contact their Building Control Provider for further information in relation to 
Approved Document S. 

 The electrical supply of the final installation should allow the charging equipment to 
operate at full rated capacity and the installation must comply with all applicable 
electrical requirements in force at the time of installation. 

 To futureproof the development, we would encourage the applicant to provide these in 
accordance with the current Air Quality & Emissions Technical Planning Guidance from 
the West Yorkshire Low Emissions Strategy (WYLES) Group 

CLC1    Submission of a Phase 1 Preliminary Risk Assessment Report - Condition 
Groundworks shall not commence until actual or potential land contamination at the site has 
been investigated and a Preliminary Risk Assessment (Phase I Desk Study Report) by a 
suitably competent person 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 paragraph nos. 189 and 197 of the National Planning Policy 
Framework 

CLC2    Submission of a Phase 2 Intrusive Site Investigation Report - Condition 
Where further intrusive investigation is recommended in the Preliminary Risk Assessment 
approved pursuant to condition (CLC1) groundworks (other than those required for a site 

http://www.association-of-noise-consultants.co.uk/
http://www.ioa.org.uk/


investigation report) shall not commence until a Phase II Intrusive Site Investigation Report by 
a suitably competent person 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 paragraph nos. 189 and 197 of the National Planning Policy 
Framework 

CLC3    Submission of Remediation Strategy - Condition 
Where site remediation is recommended in the Phase II Intrusive Site Investigation Report 
approved pursuant to condition (CLC2) further groundworks shall not commence until a 
Remediation Strategy by a suitably competent person 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 paragraph nos. 189 and 197 of the National Planning Policy 
Framework 

CLC4    Implementation of the Remediation Strategy - Condition 
Remediation of the site shall be carried out and completed in accordance with the 
Remediation Strategy approved pursuant to condition (CLC3). 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 2 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 paragraph nos. 189 and 197 of the National Planning Policy 
Framework 

CLC5    Submission of Verification Report - Condition 

Following completion of any measures identified in the approved Remediation Strategy or any 
approved revised Remediation Strategy a Verification Report by a suitably competent person 
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 Verification Report in respect of those remediation measures has been 
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 paragraph nos. 189 and 197 of the National Planning Policy 
Framework 

CLC7    Contaminated land - Footnote 
All contamination reports shall be prepared by a suitably competent person, as defined in 
Annex 2 of the National Planning Policy Framework.  Reports must be prepared in 
accordance with the following guidance:



 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. 

The conditions relate to Planning Control only. Approval under the Building Regulations may 
also be required, and the applicant should contact their Building Control Provider for further 
information. Any other necessary consent must be obtained from the appropriate authority. If 
the applicant commences work without discharging conditions, they will be at risk of 
enforcement action and invalidating the permission if the planning condition is a pre 
commencement condition. 

LC1    External Artificial Lighting - Condition 
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 should 
include the following information: 

a) The proposed hours of operation of the lighting 
b) The location of all the luminaires 
c) The proposed design level of maintained average horizontal illuminance for the areas 

that needs to be illuminated. 
d) 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  
e) 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. 
No external artificial lighting shall be used unless the lighting has been installed and operated  
in accordance with the approved scheme.   
Reason: To safeguard the amenities of the occupiers of nearby properties and promote 
sustainable development in accordance with part 2 and 15 of the NPPF and LP52 of the Local 
Plan. 

LF1    Artificial lighting - Footnote 
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 Note 01/21 for the Reduction of Obtrusive Light” by the Institution of Lighting 
Professionals: 2021 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 the corresponding 
Environmental Zone (i.e. E0 to E4).  

http://www.theilp.org.uk/

