
Submission to Leeds City Council regarding the development: 21/01671/OT 

 

I have received an unprecedented number of comments from constituents on this 

development. In this submission I have tried to summarise the main concerns they have 

raised with me, as well as my own views. 

 

Housing Type and Design 

 

1. The plan does not make a firm commitment to 35% affordable housing on site, 

despite an increase in density from 550 to 700 dwellings. A development of such 

size and scale must address the need for affordable housing within Otley. Leeds 

policy H5 requires a minimum of 35% affordable housing on this site (which means, 

for example, with rents in reach of people on low or very low incomes). 

 

2. The viability of the site assumes a 20% profit for the developer. Whilst I understand 

that this is industry standard, the NPPF does not state that this must be factored in, 

instead saying “For the purpose of plan making an assumption of 15-20% of gross 

development value (GDV) may be considered a suitable return to developers in 

order to establish the viability of plan policies. Plan makers may choose to apply 

alternative figures where there is evidence to support this according to the type, 

scale, and risk profile of planned development. A lower figure may be more 

appropriate in consideration of delivery of affordable housing in circumstances where 

this guarantees an end sale at a known value and reduces risk.”1 In light of this, the 

developer should be prepared to take a reasonable reduction in profit in order to 

deliver the required affordable housing. If the full 35% is deemed not viable, there 

must be a transparent, independent assessment of the developer’s commercial case 

for reducing it. It is not fair or just that the developer’s profits are protected while the 

people who most need affordable housing bear the penalty.  

 

3. I understand that the city council has a healthy supply of housing land for the next 

6.8 years, so there is no reason for the developer to increase the number of 

dwellings to 700 to meet Leeds housing targets.  

 

 

4. I have been reassured that the number of dwellings per hectare must be based on 

the ‘net’ area of the site that can be used for housing, not the gross area. I 

understand around 25% is removed from the gross area for internal environmental 

infrastructure, and green space/ecology.  

 
1 See related policy: National Planning Policy Framework paragraph 57. Paragraph: 018 Reference ID: 10-018-

20190509 

 

https://www.gov.uk/guidance/national-planning-policy-framework/4-decision-making#para57
https://www.gov.uk/guidance/national-planning-policy-framework/4-decision-making#para57


5. There is however widespread concern that biodversity net gain cannot be achieved 

by the current plan (see 18 below). Both the outine and full planning application 

should therefore redraw and reduce the ‘net’ area planned for housing, to avoid 

some of the dramatic loss of habitats and green space in the present plans.  

 

6. There is insufficient detail in both the outline and full planning application about the 

mix, style and quality of proposed housing. I was alarmed that the Otley East 

Consortium said in the Wharfedale Observer, “… the existing housing stock in Otley 

is heavily skewed towards terraced properties owing to the industrial history and 

growth of the town. Overall, there is a greater demand for properties with dedicated 

private amenity space; a balance which should be addressed through new housing 

stock.”  

 

The Neighbourhood Plan, however, specifically calls for ‘predominantly semi-

detached and terraced housing’.2The character of Otley’s housing is key to the town 

being an attractive place to live in and visit and the local community does not want 

this diluted by housing that looks like it could be anywhere. New semi-detached and 

even some 'detached' houses have gardens little bigger than many Otley terraces. 

Terraces are far more efficient to insulate and heat and occupy a smaller footprint 

than semi-detached houses of similar room size.  

 

Otley is such an attractive place to live because of its public green spaces, from 

Wharfemeadows Park to the Chevin, and the imaginative use by residents of their 

garden spaces, terraced or otherwise. This is not an urban development where the 

only green amenity for some distance may well be the back garden.  

 

The East of Otley development must create the network of public open spaces, 

footpaths and wildlife habitats that is required by local planning policies. Then new 

terraced housing will be enveloped by high quality public amenity green space, and 

green space increases the price of nearby houses.  

 

7. I am pleased to see that the vast majority of housing will be built to the 2022 Future 

Homes standard. I don’t see why the first 90 houses would not be built to that 

standard, as most if not all of them won’t be ready to occupy before 2022.  

 

 

8. The full planning application provides housing mix numbers but only sketchy 

information about housing styles. The outline planning application provides far too 

little information to judge the development, with no clear plans for future phases, 

 
2 POLICY MU1 ix: EAST OF OTLEY KEY GUIDING DEVELOPMENT PRINCIPLES 



which locations, and what the housing mix will be. There is also no mention of self-

build as part of the development. 

 

Infrastructure 

 

9. Other than the relief road, none of the promised key infrastructure to support the site 

is planned within Phase 1, and again, there is not enough information about future 

phasing of this infrastructure. I am concerned that the first residents of the new 

development will live with a lack of green space, that it will be difficult getting children 

into existing schools and a myriad of other issues that come with living on an active 

development site at the furthest edge from the town centre. 

  

10. I understand that the current alignment of the relief road is still indicative until the full 

technical engineering works have been completed. Any increase to the current 

hectarage of the site from moving the road is not a green light to extra housing. The 

increase in hectarage should be used to improve safety and environmental 

measures in the current design, this could include extra cycling facilities and 

pedestrian walkway, and providing the housing at the edge of the site with a 

protective green buffer (landscaping, hedging and trees) from the road. 

 

Any cycle ways and pedestrian walkways need to be segregated from the relief road 

for safety reasons, which would encourage increased usage and reduce short 

vehicle journeys. 

 

11. There is a welcome inclusion of a two form entry primary school to house new 

children, and children moving from Otley All Saints Primary School. The plan’s 

projected population assessment has no information on local early years and pre-

school childcare provision, and while there are calculations for the projected number 

of secondary school places needed for new children, it states ‘there are no 

secondary schools in Otley’! 3  This is wholly inadequate.  

 

12. I have had communication with traffic experts who are concerned by the modelling 

used in the plan’s Transport Assessment. Data is only given for the AM and PM 

peaks where destinations are far more likely to be out of Otley. There is no 

consideration of the impact of long distance diverted traffic, particularly where the 

A59 is closed or delayed. There is no specific analysis of movements at the town 

centre traffic signals at Bridge Street/Kirkgate.  

 

 

 
3 Environmental Statement Volume 2 Chapter L  para 4.19  



13. Also omitted are projections for the impact of gravel lorry journeys which would result 

from the planned Midgley Farm gravel extraction to the east of the development. 

 

14. The impact of increased traffic as the A660 meets Leeds should also be considered. 

 

 

15. There is no provision for a local shop / community hub as specified in the Otley 

Neighbourhood Plan.4 The neighbouring Cambridge estate also lacks this 

infrastructure and the likely result will be that the medieval streets in the centre of 

Otley will take the pressure of extra car traffic. I understand the desire to support 

town centres and high street shops, but a small community shop for the bare 

essentials would be unlikely to impact on town centre trade and will reduce town 

centre car journeys. 

 

16. There is already pressure on local GP surgeries and a lack of NHS dentists in the 

area. In calculating the needs of new residents and the impact on local service 

infrastructure, it would be helpful if the city council would seek the views of the 

Clinical Commissioning Group (which oversees GPs, dentists, etc) as a consultee. 

 

  

17. Otley Town FC currently use some of the proposed site for unofficial parking during 

match days and training sessions. Could weekend parking access for the club be a 

condition of planning permission for sites on the Employment Land, which is next to 

the pitches? 

 

Other Environmental 

 

18. It does not seem clear how the Biodiversity Net Gain (BGN) requirement can be 

achieved on this site. The documents available are significant, the Landscape and 

Nature Teams, both statutory consultees, have serious concerns about the poor 

quality of the ecological and landscape design, and I would like to see the council 

employ an ecologist to make a full assessment of the site.  

 

19. The assessment of the effects on barn owl mortality do not appear to have taken 

account of the relief road. Ecologists have queried the assessment that the 

application site does not contain any Type 1 habitat – they challenge this. Type 3 

habitat is considered an unsuitable / poor habitat for barn owls and so would not 

compensate for the loss of the existing habitats. 

 

 
4 POLICY MU1: EAST OF OTLEY KEY GUIDING DEVELOPMENT PRINCIPLES, iii: “Creation of a 
genuine ‘village-like’ feel with a local, neighbourhood ‘community hub’, including green spaces and a 
shop.” 



 

20. The Environmental Statement omits Purple Moor Grass, Rush Pasture and several birds 

of prey species recorded within the application site: Red Kite, Sparrowhawk, Kestrel, 

Buzzard, Tawny Owl and Little Owl.  

 

21. Mitigation plans for Hedgehogs or Amphibians, and full designs for Bathops are needed. 

 

22. The appendices to the Environmental Statement (Ecology and Biodiversity) do not 

appear to be in the planning portal so cannot be assessed.  

 

23. Leeds’ Development Brief requires the planning application to include an Energy 

Statement which explains how carbon dioxide reduction will be achieved, in line with 

Leeds planning policies intended to help mitigate the impacts of climate change. 

However, the planning application does not include a full Energy Statement, saying 

“this can be secured via a suitably worded planning condition following the grant of 

planning permission.”5 This is inadequate. The application must provide a 

comprehensive statement on the specific measures and features that will be used to 

reduce CO2 emissions, so the developers can be held to account.  

 

24. The entirety of Ings Tip should be designated as Public Open Space. The liabilities 

caused by the site makes it inappropriate for any other use. 

 

25. The design of the site should be revised to work with nature and current 

watercourses to ensure a more modern, effective, and environmentally sound 

drainage strategy. 

 

General 

 

26.  Having no detailed plan for future phases of the site leaves the community unable to 

judge the planning application, with many unanswered questions and concerns 

about whether and how the promised benefits of the development will be delivered. I 

am also concerned at the prospect of people living in an active development site for 

months or years with no amenities to count upon. 

 

27. There are many other environmental and technical concerns highlighted in 

comments from statutory consultees and individuals and groups in the local 

community, not least by the East of Otley Action Group, Otley and Yeadon Labour 

Party and Otley Town Council. These must be given proper consideration and plans 

must be redrawn to reflect the wide range of issues that are not policy compliant, 

before I can support them. 

 
5 P 63 Planning Application Design Accessibility Statement 


