
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Planning Statement 
 

Planning Application for the Erection of 49 Dwellings, New Church 

Car Park and Public Open Space 

 

 

Land to the East of Burley in Wharfedale, West of the A65, Bradford 

For 

Jomast Developments Ltd 



 

2 

 

Burley in Wharfedale 

TABLE OF CONTENTS 
 

1. Introduction & Background .................................................................................................................. 4 

Introduction ........................................................................................................................................................... 4 

Planning History ................................................................................................................................................... 4 

Site and Surroundings ....................................................................................................................................... 4 

2. The Development Proposals ................................................................................................................. 6 

3.  Policy Assessment .................................................................................................................................... 7 

National Planning Policy Framework (NPPF) ............................................................................................ 7 

Bradford District Replacement Unitary Development Plan (October 2005) (Saved Policies 

2008) ...................................................................................................................................................................... 10 

Bradford District Core Strategy DPD (July 2017) .................................................................................. 10 

Bradford District Core Strategy Partial Review (January 2019) ....................................................... 13 

4. Planning Considerations ...................................................................................................................... 14 

Inappropriate Development in the Green Belt ...................................................................................... 14 

Applying the Five Purposes of the Green Belt ....................................................................................... 14 

Very Special Circumstances .......................................................................................................................... 17 

Economic Benefits of the Proposed Residential Development ....................................................... 21 

Principle of Development .............................................................................................................................. 23 

Affordable Housing & Mix ............................................................................................................................ 24 

Heritage ................................................................................................................................................................ 25 

Other Technical Considerations .................................................................................................................. 26 

Access & Highways .......................................................................................................................................... 26 

Ecology ................................................................................................................................................................. 27 

Arboriculture ...................................................................................................................................................... 28 

Ground Contamination .................................................................................................................................. 29 

Flood Risk ............................................................................................................................................................ 29 

Noise ..................................................................................................................................................................... 30 

5. Conclusion ............................................................................................................................................... 31 

 

  



 

3 

 

Burley in Wharfedale 

COMPANY PROFILE 

 

Steve Hesmondhalgh and Associates Ltd is a national ‘Planning & Development 

Consultancy’ working throughout the UK. The Practice comprises Chartered Town 

Planners who have a significant amount of experience in the development industry 

across the northern region.  

 

We work closely with a range of external experts and consultants to provide a full 

service to our clients.  The Practice provides planning, architectural and development 

advice to clients in both urban and rural settings.  For over 15 years, the team has had 

an excellent track record in delivering commercially viable and successful town 

planning solutions through both planning applications and on appeal.   
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1. INTRODUCTION & BACKGROUND 

 

Introduction 

1.1 This statement has been prepared to support the accompanying Planning application 

on behalf of Jomast Developments Ltd (‘the Applicant’) seeking consent for the erection 

of 49 new affordable dwellings, provision of a new carpark to service St Mary’s Church 

and the creation of new public open space on land east of Burley in Wharfedale, east 

of A65, Bradford.  

1.2 This application is accompanied by a Design and Access Statement and a suite of 

architectural drawings prepared by Summerhouse Architects which demonstrate how 

the site could be developed to provide 49 new affordable dwellings, new Church 

carpark and public open space, and how this would integrate with the existing built 

form. This submission is also supported by the following technical reports comprising: 

 

• Preliminary Ecological Appraisal prepared by Quants Environmental; 

• Noise assessment prepared by NJD Environmental Associates Ltd; 

• Flood Risk Assessment and Drainage Strategy prepared by Topping Engineers; 

• Phase 1 Geoenvironmental Report prepared by Solmek Ltd; 

• Heritage Impact Statement produced by Avalon Heritage; 

• Transport Assessment and Travel Plan prepared by Fore Consulting; and 

• Arboricultural Impact Assessment prepared by Elliott Consulting. 

Planning History 

1.3 There is no relevant available planning history for the subject site. Several applications 

have been made by an adjacent property to prune/remove TPO trees along the 

northern boundary of the site. 

Site and Surroundings 

1.4 The application site is located within the settlement of Burley in Wharfedale, on the 

northern extent of the City of Bradford Metropolitan District Council authority area 



 

5 

 

Burley in Wharfedale 

within the Wharfedale Valley and extends to approx. 2.28ha. Burley in Wharfedale is 

located roughly halfway between the neighbouring town of Otley to the east and Ilkley 

to the West.  

1.5 The site is located entirely within the designated Green Belt and within the eastern edge 

of the Burley in Wharfedale Conservation Area, with the site bound by the curtilage of 

listed buildings on the western and part northern extent. A public right of way (PROW) 

borders a small portion of the north eastern boundary.  

1.6 The subject site comprises an irregularly shaped parcel of open grassland extending to 

approx. 2.28ha located at the easternmost end of the settlement of Burley in 

Wharfedale. The site is bound: 

• on its southern, eastern and northern boundaries by the A65 road; 

• on its southernmost extent by Main Street; and 

• to the west and to the north by the boundaries of a number of existing 

residential dwellings belonging to listed buildings fronting Main Street and 

Corn Mill Lane. 
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2. THE DEVELOPMENT PROPOSALS 

 

2.1 The application seeks consent for the erection of 49 dwellings. The proposed housing 

on site will be delivered as a 100% affordable housing scheme, brought forward by a 

registered affordable housing provider.  

 

2.2 Provision will also made within the subject site for the creation of a new 16 space 

carpark for the use of the neighbouring St. Mary’s Church. The new carpark will alleviate 

parking pressure on the village and designated Conservation Area of Burley in 

Wharfedale. 

2.3 A substantial area of new public open space covering approx. ¼ of the total site area 

will be provided on the eastern edge of the site, linked in the existing footpath network 

heading east along the Wharfedale Valley and west into Burley in Wharfedale centre.  

2.4 The submitted Site Proposals drawing provided demonstrates how the subject site 

could be laid out to provide 49 affordable dwellings, complementing the nearby built 

form and creating an appropriate village-edge development. The proposed housing 

mix is as follows: 

• 12 no. two-bed bungalow;  

• 11 no. two-bed two storey semi/terrace;  

• 23 no. three-bed two-storey semi; and 

• 3 no. four-bed two storey house.  
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3.  POLICY ASSESSMENT 

 

3.1 This section of the Planning Statement identifies the most relevant national and local 

policies to the subject proposals.  

National Planning Policy Framework (NPPF) 

 

Achieving Sustainable Development 

3.2 A presumption in favour of sustainable development is at the heart of the NPPF. The 

three overarching objectives – economic, social and environmental – should be pursued 

in conjunction with each other, in mutually supportive ways. This proposed residential 

development is located within an identified Local Growth Centre, with the scheme 

providing 100% affordable housing and a significant area of public open space, 

meeting all three of the identified objectives.  

Decision-Making  

3.3 Paragraph 38 of the NPPF sets out that local planning authorities should approach 

decisions on a proposed development in a positive and creative way, and should seek 

to approve applications for sustainable development where possible.  

Delivering a Sufficient Supply of Homes 

3.4 Paragraph 59 makes it clear that a sufficient amount and variety of land must come 

forward where needed in order to support the Government’s objective of “significantly 

boosting the supply of homes.” 

3.5 In paragraph 61, the government wants to ensure that the size, type and tenure of 

housing needed by different groups should be taken into account.  
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Achieving Well-Designed Places 

3.6 Good design is given great importance in the NPPF as a key aspect of sustainable 

development. Paragraph 127 includes a series of six criteria to be considered as part of 

the decision-taking process. These state that developments: 

• will function well and add to the overall quality of the area, not just for the short 

term but over the lifetime of the development; 

• are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping  

• are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging 

appropriate innovation or change (such as increased densities); 

• establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming and distinctive 

places to live, work and visit; 

• optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development, (including green and other public spaces) and 

support local facilities and transport networks; and 

• create places that are safe and accessible and which promote health and well-being, 

with a high standard of amenity for existing and future users, and where crime and 

disorder, and the fear of crime, do not undermine the quality of life or community 

cohesion and resilience. 

3.7 The design aspects of the subject proposal are discussed in detail in the accompanying 

Design and Access Statement. 

Green Belt 

3.8 Chapter 13 of the NPPF relates to how decision-making should protect Green Belt land. 

Paragraph 133 sets out that the fundamental aim of the Green Belt is “to prevent urban 
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sprawl by keeping land permanently open; the essential characteristics of Green Belts 

are their openness and their permanence.” 

3.9 Paragraph 134 sets out the five purposes of the Green Belt as follows:  

• to check the unrestricted sprawl of large built-up areas;  

• to prevent neighbouring towns merging into one another; 

• to assist in safeguarding the countryside from encroachment;  

• to preserve the setting and special character of historic towns; and  

• to assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land. 

3.10 The Chapter goes on to discuss how proposals affecting the Green Belt should be 

considered. Paragraph 143 states that “Inappropriate development is, by definition, 

harmful to the Green Belt and should not be approved except in very special 

circumstances.” 

3.11 Paragraph 144 elaborates on very special circumstances, noting that they “will not exist 

unless the potential harm to the Green Belt by reason of inappropriateness, and any 

other harm resulting from the proposal, is clearly outweighed by other considerations.” 

3.12 Paragraph 145 sets out that, whilst the construction of new buildings should generally 

be considered inappropriate, there are exceptions to this. The relevant exceptions to 

inappropriate development which relate to this application are: 

• the provision of appropriate facilities (in connection with the existing use of land or 

a change of use) for outdoor sport, outdoor recreation, cemeteries and burial 

grounds and allotments; as long as the facilities preserve the openness of the Green 

Belt and do not conflict with the purposes of including land within it; 

• the extension or alteration of a building provided that it does not result in 

disproportionate additions over and above the size of the original building;  

• the replacement of a building, provided the new building is in the same use and 

not materially larger than the one it replaces; and 
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• limited infilling or the partial or complete redevelopment of previously developed 

land, whether redundant or in continuing use (excluding temporary buildings), 

which would:  

‒ not have a greater impact on the openness of the Green Belt than the existing 

development; or  

‒ not cause substantial harm to the openness of the Green Belt, where the 

development would re-use previously developed land and contribute to 

meeting an identified affordable housing need within the area of the local 

planning authority. 

3.13 The conformity of the subject scheme against the five purposes of the Green Belt will 

be considered in detail in section 4.0 of this Statement.  

Bradford District Replacement Unitary Development Plan (October 2005) (Saved 

Policies 2008)  

3.14 The Replacement Unitary Development Plan (RUDP) Local Plan was adopted in October 

2005 with policies that therefore significantly pre-date the publication of the NPPF and 

can only be accorded weight to the extent that the comply with the NPPF. Only a select 

number of policies have been saved, of which the following are considered relevant to 

the subject application: 

• Saved Policy GB1 – New Building in the Green Belt; 

• Saved Policy GB2 – Siting of New Building in the Green Belt; and 

• Saved Policy GB3 – Infill Development in the Green Belt.  

3.15 The content of each of the three above listed policies has been amalgamated into the 

adopted 2017 Core Strategy as detailed below. 

Bradford District Core Strategy DPD (July 2017)  

3.16 The Bradford District Core Strategy DPD was adopted in July 2017. A partial review of 

the DPD is currently in the early stages of work. The 2017 DPD represents the most up 

to date Local Plan documents available in respect of Bradford District.  
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3.17 The Core Strategy Policies which are considered the most relevant in respect of the 

subject application are now summarised. 

3.18 Policy SC1 (Overall Approach and Key Spatial Priorities) sets out 11 criteria for which all 

planning decisions should be considered against. The criteria include supporting and 

enhancing the role of, inter alia, the Wharfedale Valley, supporting local service centres 

as defined in Policy SC4 which includes Burley-in-Wharfedale and ensuring that 

developments are of a high quality of design.  

3.19 Policy SC3 (Working Together) seeks to address, inter alia, low and high housing 

demand areas, such as the Wharfedale Valley, realise the potential of the Leeds 

Bradford corridor and ensure landscape and environmental management and 

enhancement.  

3.20 Policy SC4 (Hierarchy of Settlements) identifies Burley in Wharfedale as one of just 

seven ‘Local Growth Centres’ within the District. Policy SC4 states that Burley should 

make a significant contribution to meeting the District’s needs for housing, 

employment and provide support for community facilities to become a vibrant place 

to live, work and invest.  

3.21 Policy SC5 (Location of Development) recognises that the third priority for the 

distribution of new housing development should be on Green Belt land releases next 

to the built up areas of existing sustainable settlements. Burley in Wharfedale is 

identified by Policy SC4 as a Local Growth Centre suitable for such Green Belt release.  

3.22 Policy SC7 (Green Belt) identifies the valuable role the existing Green Belt boundaries 

have played historically in the District. Part B of Policy SC7 links to Chapter 13 of the 

NPPF, setting out the exceptional circumstances that would allow for select Green Belt 

release in order to deliver the longer term housing growth in the District. A selective 

review of the Green Belt is due to be undertaken through the Allocations DPD, which 

has yet to commence since the adoption of the Core Strategy in 2017. 

3.23 Section 4.0 of this report will discuss the exceptional circumstances which justifies the 

release of the subject site from the Green Belt for residential development. 
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3.24 Policy WD1 (Wharfedale) identifies that the Wharfedale valley will accommodate 2,500 

new dwellings and at least 5ha of new employment land in the period up to 2030. 

Burley in Wharfedale is set to accommodate 700 dwellings of this requirement, second 

only to Ilkley in terms of overall numbers.  

3.25 Part B of Policy WD1 acknowledges that whilst some of this requirement will be met 

through the redevelopment of sites within the settlement, a significant contribution will 

need to be made from Green Belt changes through the Green Belt release process.  

3.26 Part C of Policy WD1 identifies that new residential development will provide economic 

support for the town centre of Burley in Wharfedale, as  well as other centres within the 

wider Wharfedale valley. 

3.27 Policy HO1 (The District’s Housing Requirement) identifies that the Local Plan will need 

to allocate land to meet a requirement of at least 42,100 homes over the period 2013 

to 2030, to which the subject site would contribute.  

3.28 As discussed in greater detail in Section 4.0 of this report, the Council is already falling 

well short of delivering this figure, with a Five Year Housing Land Supply position in 

mid-2019 of a little over 2.0 years supply, the lowest figure of all Local Authority areas 

in Yorkshire and the North East of England.  

3.29 Policy HO3 (Distribution of Housing Development) again confirms that Burley in 

Wharfedale is apportioned to deliver 700 dwellings (1.7%) of the overall District 

requirement. 

3.30 Policy HO8 (Housing Mix) sets out the Council’s aspiration to ensure that a mix and 

balance of housing is provided to meet the needs of the District’s growing and diverse 

population. A prescriptive housing mix is not included within this Policy or the adopted 

Core Strategy. A detailed housing mix is due to be included within the planned 

Allocations DPD which has yet to commence. 

3.31 Policy H09 (Housing Quality) requires all new housing development to achieve high 

quality good design and construction standards. 
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3.32 Policy HO11 (Affordable Housing) states that, subject to viability, the Council will 

negotiate for the provision of up to 30% affordable housing on new sites located within 

the Wharfedale valley on site of 11 units of more.  

Bradford District Core Strategy Partial Review (January 2019) 

3.33 The Council commenced a formal review of the Core Strategy in January 2019 and 

consulted on its preferred policy options from July to September 2019. The plan will go 

forward to a further round of statutory consultation in 2020 prior to formal submission 

to the Secretary of State for public examination. The public examination and any 

modifications and subsequent additional consultation on the plan are likely to mean 

that formal adoption is provisionally scheduled for 2022. 

3.34 Work is progressing on the detailed site allocations to deliver the level of growth set 

out within the updated Core Strategy. Consultation on formal site allocations was 

scheduled to commence in early 2020 along side a Green Belt review. At the time of 

submission of the subject planning application (May 2020) work on either document 

has yet to commence.  
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4. PLANNING CONSIDERATIONS 
 

 

4.1 This Section of the Planning Statement identifies the main planning considerations 

relating to the principle of the proposed development, which are as follows: 

• Inappropriate Development in the Green Belt; 

• Very Special Circumstances; 

• Principle of Development; and 

• Other Technical Considerations. 

Inappropriate Development in the Green Belt 

4.2 The NPPF at paragraph 143 states that “Inappropriate development is, by definition, 

harmful to the Green Belt and should not be approved except in very special 

circumstances.” 

4.3 Paragraph 144 elaborates on very special circumstances, noting that they “will not exist 

unless the potential harm to the Green Belt by reason of inappropriateness, and any 

other harm resulting from the proposal, is clearly outweighed by other considerations.” 

4.4 In practice, this means that whether a VSC case exists is a matter of planning judgement 

by the decision maker. The weight given to the various benefits or other factors 

presented as part of a VSC case is a matter of planning judgement and must be 

assessed against the Green Belt harm by inappropriateness, or any other harm that 

may exist.  

4.5 In line with the principles set out in the NPPF, this statement now reviews the potential 

harm to the Green Belt as a result of the approval of the subject proposals, in terms of 

any loss of openness or contravention of any of the purposes of the Green Belt. 

Applying the Five Purposes of the Green Belt 

4.6 Paragraph 134 of the NPPF sets out the five purposes of the Green Belt, which are 

addressed here in turn.  
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1. To check unrestricted sprawl 

4.7 The site is well contained and surrounded on all sides by existing development, with 

development forming ‘infill’ development and not resulting in sprawl or significant 

encroachment of the Green Belt. The development of the subject site would create a 

robust, appropriate and defensible Green Belt boundary as defined by the existing A65 

dual carriageway on three sides, with said road acting as a clear physical barrier to 

prevent the further expansion of Burley in Wharfedale east or south into the open 

countryside.   

4.8 The impact of the scheme would therefore be highly localised and mitigation measures, 

such as additional planting along the eastern extent of the site would further reduce 

any impact. A recent Appeal decision in the Seashell Trust vs Stockport Metropolitan 

Borough Council Appeal (Ref: 3205559) saw both the Inspector and Secretary of State 

find that the presence of a clear defined existing boundary feature can effectively 

mitigate any risk of unrestricted sprawl. 

2. To prevent neighbouring towns merging 

4.9 As stated above, due to the site being bound on three side by the A65 (Bradford Road), 

with existing built development to the east, any future development would be 

restricted solely to the identified land. Any proposals would therefore be of an ‘infill’ 

nature within the existing road infrastructure and would not result in the merging of 

Burley with any nearby settlements. 

3. To assist in safeguarding the countryside from encroachment 

4.10 Should the subject site be released from the Green Belt and approved, designated 

Green Belt land will continue to entirely surround both Burley in Wharfedale and the 

subject site, giving the Council the legal framework to prevent further unwanted 

encroachment into the countryside. The subject site benefits from an existing mature 

hedgerow along three boundaries, all of which is planned to be retained and enhanced 

where appropriate. This will result in a well-defined defensible boundary around the 
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three outward facing edges of the site on the last remaining parcel of land physically 

attached to Burley but within the surrounding highway infrastructure.  

4. To preserve the setting and special character of historic towns 

4.11 The adopted Bradford Replacement Unitary Development Plan identifies Burley in 

Wharfedale as a historic settlement, with the purpose of the Green Belt to preserve the 

character and setting. The application site is located on the very eastern edge of Burley 

in Wharfedale, within a Conservation Area. The accompanying Heritage Impact 

Assessment, prepared by Commercial Archaeology, concludes that the site is capable 

of supporting new development without causing substantial harm to any designated 

heritage assets or their settings. 

4.12 A substantial portion of the site, extending to approx. 6,200m2 total, will become public 

open space for both proposed and existing residents within Burley in Wharfedale and 

beyond. This will ensure that views from the eastern approach to Burley on the A65 will 

remain natural and green, preserving the setting of Burley. The proposed parkland will 

be integrated into the existing public footpath that skirts the north eastern boundary 

of the subject site which will significantly open up this formerly private part of the 

Green Belt for public use.  

4.13 Further, a 16 space car park is to be created within the subject site for use by 

worshippers of St. Mary’s Church. The new car park will provide defined parking spaces 

built to modern standards for use by the Church. Such provision does not currently 

exist for the Church and cannot currently be provided due to the lack of available free 

land surrounding the Church. The existing parking solution results in cars parked ad-

hoc on the narrow winding historic streets surrounding the Church and further into the 

centre of Burley. The car park will remove the need for such parking, removing a 

modern element from the historic streets and therefore improving views of the 

settlement, especially on Sundays. Parking pressure will also be relieved on existing 

amenities, allowing a better flow of trade and increasing turnover.  
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5. To assist in urban regeneration by encouraging the recycling of derelict and other        

urban land. 

4.14 Given the size of the subject site, new development would not negatively impact upon 

the existing and proposed urban regeneration programmes nor prevent the re-use and 

recycling of derelict or urban land. The development of this site would contribute 

towards securing the 700 new dwellings as identified by the Council’s Core Strategy 

that Burley in Wharfedale needs to ensure sustainable growth.   

4.15 The subject site is effectively connected to the exiting built form of Burley and is well 

defined by the surrounding highway infrastructure. The site is therefore considered to 

form an infill parcel of land surrounded on all sides by existing buildings and highway 

infrastructure.  

Conclusions on Compliance with the Five Purposes  

4.16 This section of statement has demonstrated that any harm to the Green Belt as a result 

of the proposals will be limited. Notwithstanding, the proposals do represent 

inappropriate development in the Green Belt in policy terms. The following section of 

this report outlines the very special circumstances which exist to support the granting 

of planning permission. 

Very Special Circumstances 

4.17 Notwithstanding the conclusions on the existing value of the Green Belt land, the NPPF 

is clear that despite a site’s contribution to the Green Belt, residential development is 

inappropriate in the Green Belt and should only be approved in Very Special 

Circumstances.  

4.18 The following Very Special Circumstances case has been put together covering factors 

which would influence a range of potential future uses: 

• Housing Requirement and Supply; 

• Provision of Affordable Housing; 

• Investment in St Mary’s Church;  
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• Creation of New Public Parkland; and 

• Economic Benefits of New Development. 

Housing Requirement & Supply 

4.19 The NPPF requires local planning authorities to identify a supply of specific, 

developable sites or broad locations for growth (paragraph 47). It states that housing 

applications should be considered in the context of the presumption in favour of 

sustainable development (paragraph 49) and that policies for the supply of housing 

should not be considered up-to-date if the local planning authority cannot 

demonstrate a five-year supply of deliverable housing sites. 

4.20 As part of the evidence base for the emerging Bradford District Local Plan Core 

Strategy, a Five Year Land Supply Statement was published in March 2019, covering 

the period between April 2018 and March 2023. Whilst this document is over a year 

old at the time of the submission of the subject application, it still represents the most 

up to date published assessment of the housing supply position in Bradford.  

4.21 This Statement confirms that the Council delivered just 76% of the identified housing 

requirement between 2015 and 2018, resulting in a shortfall of 6,335 dwellings over 

this period. The base annual housing requirement is identified to be 2,476. A shortfall 

of 528 dwellings is also added to the annual requirement and a 20% buffer calculated 

from the government’s Housing Delivery Test. 

4.22 The total five year housing supply requirement is 18,024 new dwellings over the 

identified five year period, or 3,604 dwellings per annum. 

4.23 The Council has identified that the total supply of identified housing land is currently 

just 7,421 dwellings, equating to just 41.2% of the identified requirement. This equates 

to just 2.06 years housing land supply (a shortfall of 10,603 dwellings). 

4.24 The previous Five Year Supply Update published by Bradford District Council in 2015 

identified just a 2.33 year supply. This demonstrates that the Council’s annual housing 
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delivery has fallen in real terms over the previous five year period, a worrying trend 

likely exacerbated by the recent global pandemic. 

4.25 It is clear that there is a significant shortfall of deliverable housing land within Bradford 

to achieve the Housing Requirement as set out in the emerging Core Strategy. 

4.26 Policy WD1 (Wharfedale) of The Bradford District Core Strategy DPD (2017) identifies 

that the Wharfedale valley will accommodate 2,500 new dwellings and at least 5ha of 

new employment land in the period up to 2030. Policy HO3 (Distribution of Housing 

Development) again confirms that Burley in Wharfedale is apportioned to deliver 700 

dwellings (1.7%) of the overall District requirement. 

 

4.27 At the time of submission the Council has not identified any sites within the settlement 

of Burley to meet this 700 unit target, with several recent unsuccessful applications for 

new housing sites at the western edge of the settlement precluding large areas of 

potential land. Suitable, available and achievable sites are therefore very limited within 

the Settlement and all entirely within the designated Green Belt. The subject scheme 

has the potential to meet 49 units (7%) of this requirement. 

Provision of Affordable Housing  

4.28 The Bradford District Strategic Housing Market Assessment (SHMA) (2019), which 

forms part of the Core Strategy Partial Review (CSPR) evidence base, identifies that 

whilst Bradford as a District has lower average house prices than some of the 

surrounding administrative areas, exceptions within the District are present.  

4.29 Between 2007 and 2018 the greatest median house price increase in the entire District 

has been in the Wharfedale market area, with prices rising by an average of +15.5%, 

over double the price rise of the second highest area, Bingley and Shipley (+7.8%), also 

in the Wharfedale valley area. In comparison the city centre of Bradford saw a 

percentage change of -23.4% over the same period. The Wharfedale market area also 

saw the highest lower quartile house price change (+15.3%) over the same period, with 

every other market area within Bradford seeing a fall over the same time period, with 

City Central once again recording the highest percentage fall of almost 30%. 
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4.30 The SHMA identifies that the strong demand for housing in the Wharfedale Valley is 

due to the strong interactions the area has with the economic centre of Leeds. 

4.31 The Wharfedale valley area has the highest proportion of owner occupied dwellings at 

80.1%, the highest proportion of detached dwellings at 26.5% of the total stock, the 

highest proportion of larger dwellings (4 or more beds) at 35.1% and the highest rental 

prices in the District as a result. 

4.32 Finally table 6.6 of the SHMA identifies that the Wharfedale sub area has the highest 

net annual imbalance of affordable housing delivery across all of Bradford, with a 

shortfall of 232 affordable dwellings per annum, with greatest demand in the 2 and 3 

bedroom dwelling category. 

4.33 Clearly the Wharfedale sub area has an affordable housing crisis, with rising prices 

across all measurable parameters and a lack of new housing stock, especially smaller 

affordable housing stock. 

4.34 The proposed scheme would provide 49 affordable dwellings, representing 100% 

affordable housing. The proposed mix has been produced to best meet the identified 

housing imbalance as identified by the SHMA, with a focus on 2 and 3 bed properties, 

including bungalows, semis and terraced properties. Just three total detached 

properties are proposed as part of this scheme.  

4.35 It is considered that the provision of 49 new affordable dwellings within the least 

affordable sub area of Bradford would form part of the very special circumstances for 

approving the subject scheme within the designated Green Belt.  

Investment in St. Mary’s Church 

4.36 The proposed scheme includes the creation of a 16 space car park, located in the north 

western corner of the proposed site, for use by worshippers of St. Mary’s Church. The 

new car park will provide defined parking spaces built to modern standards for use by 

the Church. Such provision does not currently exist for the Church and cannot currently 

be provided due to the lack of available free land surrounding the Church.  
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4.37 The existing parking solution within Burley in Wharfedale results in cars parked ad-hoc 

on the narrow winding historic streets surrounding the Church and further into the 

centre of Burley. The proposed car park would drastically reduce the quantum of on-

street parking from the centre of Burley in Wharfedale, therefore improving views of 

the settlement, especially on Sundays. Parking pressure will also be relieved on existing 

amenities, allowing a better flow of trade and increasing turnover for the services within 

the centre of the settlement. 

Creation of New Public Parkland 

4.38 A total of approx. 6,200 m2 of the site will become a landscaped parkland area for both 

proposed and existing residents within Burley in Wharfedale and beyond. This will 

ensure that views from the eastern approach to Burley on the A65 will remain natural 

and green, preserving the setting of Burley. The proposed parkland will be integrated 

into the existing public footpath that skirts the north eastern boundary of the subject 

site which will; significantly open up this formerly private part of the Green Belt for 

public use.  

Economic Benefits of the Proposed Residential Development 

4.39 The economic benefits, which the proposed residential development would accrue to 

the local and regional area, are a key material consideration. Various key impact figures 

have been estimated, based on a residential development of 49 dwellings, to illustrate 

the economic benefits. These are: 

• A total capital investment of approximately £5.8 million; 

• The support, on average, of 27 temporary construction jobs per year throughout 

the duration of the 2 year build period, as well as 42 indirect and induced jobs in 

the construction industry supply chain and local services;  

• An estimated £3.5 million Gross Value Added per annum throughout the 

anticipated 2 year build period;  

• The generation of approximately £269,000 in ‘first occupation expenditure,’ 

whereby new owners spend on goods and services to personalise their homes, with 

a proportion likely to be retained locally;  
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• The generation of an estimated £367,000 of net additional expenditure per annum 

within the local economy. This could support in the order of 6 new full time 

equivalent jobs in the local area; 

• The generation of approximately £218,000 in New homes Bonus payments; and  

• Approximately £68,000 annually in additional Council Tax payments. 

4.40 The proposed residential development element of the subject proposals would 

therefore make a significant contribution to the economic resilience of the area.  

Conclusions on VSCs 

4.41 The VSCs argument which supports the subject application can be summarised by a 

few key points: 

• The total supply of identified housing land in Bradford District is currently just 7,421 

dwellings, equating to just 41.2% of the identified requirement. This equates to just 

2.06 years housing land supply.  

• Adopted Policy WD1 and Policy HO3 identifies that 700 dwellings over the plan 

period are required to be delivered in Burley in Wharfedale. With no identified 

suitable, achievable and deliverable sites the subject scheme has the potential to 

meet 7% of this required supply. 

• The Bradford District Strategic Housing Market Assessment (SHMA) (2019) 

identifies that the Wharfedale sub area has the highest net annual imbalance of 

affordable housing delivery across all of Bradford, with a shortfall of 232 affordable 

dwellings per annum. The subject scheme would comprise 49 new affordable 

dwellings, 100% of the dwellings proposed and 21% of the annual affordable 

housing shortfall in the Wharfedale sub area. 

• The proposed scheme includes the creation of a 16 space car park, located on in 

the north western corner of the proposed site, for use by worshippers of St. Mary’s 

Church. This car park will finally provide the car parking that the Church lacks, 

removing street parking from the centre of the settlement and improving the street 

scene of the Conservation Area, especially on Sundays.  
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• The eastern portion of the site, extending to approx. 6,200 m2, will become a 

landscaped parkland area for both proposed and existing residents within Burley 

in Wharfedale and beyond. This will ensure that views from the eastern approach 

to Burley on the A65 will remain natural and green, preserving the setting of Burley.  

• A range of economic benefits to both the local area and the wider economic picture 

of Bradford District.  

Principle of Development  

4.42 This section of the report considerations the principal of development and provides an 

assessment of the planning merits of the case in support of the proposed development. 

4.43 Policy SC4 of the CS identifies Burley in Wharfedale as one of just seven ‘Local Growth 

Centres’ within the District. Policy SC4 states that Burley should make a significant 

contribution to meeting the District’s needs for housing and employment and provide 

support for community facilities to become a vibrant place to live, work and invest.  

4.44 Policy HO3 of the CS sets out the apportionment of the district wide housing 

requirement of at least 42,100 new homes between 27 different settlements and sub 

areas and indicates that sufficient land should be allocated to ensure that 700 dwellings 

are provided in Burley in Wharfedale. It is important to note that the targets set out 

within Policy HO3 and thus that of 700 for Burley are not maximums – they cannot be 

as the district wide housing requirement is prefaced by the wording ‘at least,’ and 

national planning guidance within the Framework requires plans to be flexible enough 

to respond to changing circumstances, and in so doing ensure that they are likely to 

be deliverable. 

4.45 Policy SC7 indicates that there are exceptional circumstances which require green belt 

releases in order to deliver the required number of homes. The Braford Strategic 

Housing Market Assessment (2015) also identified that “around 600 new homes will 

need to be identified on sites in the green belt unless alternative and more sustainable 

opportunities on sites within the urban area can be identified.” 
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4.46 As previously discussed in this section, the Council has identified that the total supply 

of identified housing land is currently just 7,421 dwellings, equating to just 41.2% of 

the identified requirement. This equates to just 2.06 years housing land supply (a 

shortfall of 10,603 dwellings). This is lowest housing land supply of all Local Authorities 

in the North East and Yorkshire area. 

4.47 Whilst the lack of a 5 year housing land supply does not on its own justify development 

within the Green Belt, it is often one of a number of contributing factors in the tilted 

balance, especially when the housing supply position is effectively just two years. In 

this case the development accords with the approach to Green Belt development set 

out in the Framework, as the potential harm to the Green Belt by reason of 

inappropriateness, and any other harm, is clearly outweighed by other considerations 

and that very special circumstances therefore exist which allow for the approval of this 

application. 

4.48 The proposals are compliant with the statutory development plan and with national 

planning policy contained within the Framework and will provide appropriate 

sustainable development with a choice of sustainable modes of transport. Further the 

proposals provide for the delivery of a 100% affordable housing scheme within the 

settlement. 

4.49 Overall, it is considered development in the manner proposed is in conformity with the 

core principles outlined within the relevant paragraphs of the Framework, the RUDP 

and CS. 

Affordable Housing & Mix 

4.50 Policy HO11 of the adopted Bradford Core Strategy stipulates that, subject to viability, 

the Council would expect all new residential developments within the Wharfedale sub 

area to include up to 30% affordable housing provided on-site for all developments of 

11 dwellings or more. 
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4.51 As previously discussed within this Statement, the subject scheme of 49 dwellings will 

be 100% affordable, resulting in the provision of 49 new affordable dwellings within 

one of the least affordable areas of Bradford.  

4.52 The proposed tenure mix for the affordable housing is as follows: 

  Affordable Rent Shared 

Ownership 

TOTAL 

1 bed 0 0 0 

2 bed 18 5 23 

3 bed 15 8 23 

4 bed 3 
 

3 

TOTAL 36 13 49 

 

4.53 The scheme will be brought forward by an established affordable housing provider 

with a strong track record of delivery. The proposed scheme is therefore compliant 

with the requirements of Policy HO11. 

Heritage 

4.54 A Heritage Impact Assessment undertaken by Avalon Heritage which concludes that 

whilst the proposed development site is within the Burley-in-Wharfedale Conservation 

Area the proposed development would have no impact upon its essential qualities. 

Whilst there may be a negligible impact on the wider setting of a small number of 

listed buildings in the vicinity of the site this would not be sufficient to lessen their 

architectural, aesthetic and historic integrity. 

4.55 There is an abundance of green areas within the centre of Burley-in-Wharfedale, 

specifically Grange Park, Lawn Walk, the village green and the recreation ground.  All 
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of these help to retain the connection of the settlement with the countryside and are 

important to its amenity. 

 

4.56 Although the site may have an aesthetic value in preserving an area of open pasture 

with a partial view of Burley Lodge and St. Mary’s spire, sympathetic development  

comprising  two-storey  houses  in  an  organic  village-type  layout integrated with 

gardens and public open space would serve to incorporate the site within the built 

form of the conservation area and add to its eclectic mix of historic multi-period 

development.  In addition, the current view of St. Mary’s commanding spire marking 

the historic core of the conservation area would still be visible above the roofline of 

the new development. 

4.57 The considerations already set out as part of the VSCs case amount to substantial 

public benefits which more than outweigh any less than substantial harm to the 

significance of the local heritage assets, satisfying paragraph 196 of the NPPF. 

Other Technical Considerations 

4.58 The site area, extending to approx. 2.28ha, with a proposed residential scheme for 49 

dwellings, will achieve a density of approx. 21 dwellings per hectare. The low density 

of the scheme is a result of the large portion of the site, approx. 6,200m2, to be new 

public open space.  

Access & Highways 

4.59 A Transport Assessment has been prepared by Fore Consulting which confirms that the 

development site is well located in relation to the existing transport network. Future 

residents will have the option to travel for a range of journey purposes by sustainable 

transport, both locally and towards the major regional centres of Bradford and Leeds.  

4.60 The existing highway network in the vicinity of the site appears adequate in terms of 

its layout and geometry, and based on recorded accident data there is no evidence of 

a specific road safety issue. 
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4.61 Vehicular access will be taken from the site frontage on the A65 and will connect to 

internal roads providing access to dwellings within the site. Taking into account the 

observed speeds and nature of the A65, visibility splays of 105m and 102m eastbound 

and westbound are considered adequate in accordance with DRMB guidance.  

4.62 In addition, the Transport Assessment confirms that a small car park for users of St 

Marys Church will be provided in the north west corner of the site. This would be 

accessed through the development from the A65. There is currently no dedicated 

parking for the Church; vehicles currently park informally in the local area. As such, the 

car park would provide an improved, dedicated facility.  

4.63 Pedestrian and cycle access will be provided as follows: 

• A footway connection to Main Street at the south west corner of the site, 

connecting to existing pedestrian footways on Main Street and providing a 

direct link towards the village. This will link to a permeable network of 

pedestrian routes within the development; 

• To the existing PROW to the south east corner of the site; and 

• To St Mary’s Church, from the proposed car park area.  

4.64 Overall, the proposals will deliver a development that is accessible by alternative modes 

of travel to the use of the private car, the development impacts on the surrounding 

road network are considered as acceptable in terms of capacity and highway safety 

and the proposed development is in line with the objectives set out in the national and 

local transport policies. 

Ecology 

4.65 A Preliminary Ecological Appraisal was undertaken by Delta Simons in July 2020. This 

found that overall the subject site comprises a poor semi-improved grassland field with 

a species-poor hedgerow on the western boundary. An existing pond immediately off-

Site to the north-west was assessed to have a ‘below average’ suitability to support 

Great Crested Newts. Two other ponds within 500 m of the Site are fragmented from 
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it, such that there are no suitable breeding ponds for GCNs within a suitable dispersal 

distance for this species. 

4.66 One mature sycamore tree on-Site was assessed to have moderate roosting potential, 

and two sycamore trees immediately off-Site to the north, and a third tree, an off-Site 

ash, were all assessed as having low roosting potential. 

4.67 The Appraisal recommends that a bat survey is undertaken to identify presence or likely 

absence of these species to inform the development proposals. In addition, a transect 

survey should be undertaken to determine how foraging and commuting bats utilise 

the Site. Various construction and operational phase recommendations and 

enhancement measures are recommended to ensure no impact on nesting birds, bats 

and hedgehogs during the construction phase. 

4.68 The Appraisal also makes recommendations in term of providing net gains for 

biodiversity in line with the requirements of the 2019 NPPF. Apart from the retention 

of a large portion of the site, approx 6,200m2, of open space, details are provided 

relating to planting mix and the installation of bird nest and bat boxes relevant to the 

species found on site. 

4.69 Providing these recommendations are implemented, the Appraisal concludes that 

there would not be a significant impact to protected species or habitats as a result of 

the proposed works.  

Arboriculture  

4.70 An Arboricultural Impact Assessment and accompanying Tree Constraints Plan has 

been produced by Elliott Consulting. This work has concluded that in order to construct 

the proposed scheme a total of three individual trees will need to be removed and a 

section of one group of trees.  

4.71 All three of the individual trees are categorised as Category C or C(u), which is the 

lowest quality of tree but of an adequate condition to remain the short term. The 

section of a group of trees that would need to be removed is to facilitate the site access. 
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Again, from an arboricultural perspective the impact from the loss of these trees is 

considered to be low. 

4.72 Should permission be granted, a specification for suitable ground protection should 

be provided within an Arboricultural Method Statement. This will ensure protection of 

root areas through best construction practices. Overall there would be no significant 

impact on the existing arboriculture that would preclude development.  

Ground Contamination 

4.73 A Preliminary Geoenvironmental Appraisal has been prepared by Solmek Ltd to assess 

the proposed residential site. Overall, the site is considered suitable for its proposed 

use. The earliest maps available demonstrate that the subject site was an area of 

agricultural land attached to a Hall and church. The site has remained in such use to 

the present. 

4.74 The Appraisal anticipates the use of traditional strip foundations for the new 

development. Where loose made ground or soft/loose natural deposits are 

encountered, foundations will need to be taken through the made ground/disturbed 

ground into underlying natural strata of adequate bearing capacity. 

4.75 The site is not located within a coal mining affected area as defined by The Coal 

Authority. The site is unlikely  to  have  been  exposed  to  anything  other  than  minimal 

contamination,  with construction/demolition waste the most likely source local to the 

structures. A ground gas assessment is recommended due to the nature of the 

development and nearby graveyard, and landfills. 

4.76 Overall there is no identified danger in respect of the proposed end use that would 

preclude development.  

Flood Risk 

4.77 A detailed Flood Risk Assessment and drainage management plan has been prepared 

by Topping Engineers with respect to the proposed development. This report 
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demonstrates that there are a number of risks associated with this development, 

however suitable mitigation measures have been recommended to address these risks. 

4.78 In compliance with the requirements of National Planning Policy Framework, and 

subject to the mitigation measures proposed, the development could proceed.  

Moreover, the development will not increase flood risk to the wider catchment area 

subject to a suitable management of surface water run off discharging from the site. 

Noise 

4.79 An acoustic assessment undertaken by NJD Environmental Associates LTD confirms 

that guidance noise levels in garden areas can be achieved through the provision of 

2m high acoustic barriers along certain plots.  To ensure the barriers perform to the 

required standard, there should be no cracks or gaps, the barrier should run continuous 

to the ground, and should ideally have a density 10 kg/m2 or greater.  

4.80 Internal noise levels can be achieved through the provision of a suitable glazing and 

acoustic ventilation strategy. The acoustic design statement concluded that based on 

the site context and limitations, reasonable measures have been taken to ensure the 

recommendations pass the good acoustic design test in accordance. 

4.81 It is concluded that subject to the recommend mitigation measures being 

implemented, noise should not be a prohibitive factor in the determination of this 

planning application. 
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5. CONCLUSION 

 

5.1 This statement has been prepared to support the accompanying Planning application 

on behalf of Jomast Developments Ltd (‘the Applicant’) seeking consent for the erection 

of 49 new affordable dwellings, provision of a new carpark to service St Mary’s Church 

and the creation of new public open space on land east of Burley in Wharfedale, East 

of A65, Bradford.  

5.2 The entirety of the subject site is within the designated Green Belt. Very Special 

Circumstances exist that justify the provision of a new housing at this location, 

including: 

• The total supply of identified housing land in Bradford District is currently just 

7,421 dwellings, equating to just 41.2% of the identified requirement, or a 

housing land supply of just 2.06 years.  

• Adopted Policy WD1 and Policy HO3 identifies that 700 dwellings over the plan 

period are required to be delivered in Burley in Wharfedale. With no identified 

suitable, achievable and deliverable sites the subject scheme has the potential 

to meet 7% of this required supply. 

• The Bradford District Strategic Housing Market Assessment (SHMA) (2019) 

identifies that the Wharfedale sub area has the highest net annual imbalance of 

affordable housing delivery across all of Bradford, with a shortfall of 232 

affordable dwellings per annum.  

• The subject scheme would comprise 49 new affordable dwellings, 100% of the 

dwellings proposed and 21% of the annual affordable housing shortfall in the 

Wharfedale sub area. 

• The proposed scheme includes the creation of a 16 space car park, located on 

in the north western corner of the proposed site, for use by worshippers of St. 

Mary’s Church. This car park will finally provide the car parking that the Church 

lacks, removing street parking from the centre of the settlement and improving 

the street scene of the Conservation Area, especially on Sundays. 
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• A total of approx. 6,200 m2 of the proposed site will become a landscaped 

parkland area for both proposed and existing residents within Burley in 

Wharfedale and beyond. This will ensure that views from the eastern approach 

to Burley on the A65 will remain natural and green, preserving the setting of 

Burley.  

• A range of economic benefits to both the local area and wider economic picture 

of Bradford District.  

5.3 Policy SC4 of the CS identifies Burley in Wharfedale as one of just seven ‘Local Growth 

Centres’ within the District. Policy SC4 states that Burley should make a significant 

contribution to meeting the District’s needs for housing, employment and provide 

support for community facilities to become a vibrant place to live, work and invest. 

5.4 The above considerations also amount to public benefits which more than outweigh 

any less than substantial impact on the significance of nearby heritage assets.  

5.5 The proposals are compliant with the statutory development plan and with national 

planning policy contained within the Framework and will provide appropriate 

sustainable development with a choice of sustainable modes of transport. Further the 

proposals provide for the delivery of a 100% affordable housing scheme within the 

settlement. 

5.6 A range of supporting technical information has been submitted in support of this 

scheme. No issues have arisen that would otherwise preclude development 

commencing on the subject site should permission be granted.  

5.7 We therefore urge Bradford Metropolitan District Council to approve the subject 

scheme without delay. 

 


