
 
Planning Committee Meeting held on 18th May 2021 6.00pm via video conferencing.  
 
Present: Diane Fox (Chair), Alan Anslow, Marion Rider, John Howard, Campbell Cowan 
 
 

1. To receive apologies 
No apologies received. 
 

 
2. To disclose or draw attention to any disclosable pecuniary interests. 

There were no interests declared. 
 

3. Public Participation 
There was one member of the public present.   
 

4. To comment on planning applications sent by Leeds City Council 

App No Address Description Comment 

21/03438  West Stone, Mall Lane, Carlton Prior Approval for enlargement of a dwellinghouse 
by construction of an additional story; the 
development will go 3.6m above the highest point of 
the existing roof 

The parish council objects. The proposals do not 
comply with Policy HDG3. 
 
The additional height appears disproportionate to 
the original dwelling and it does not allow the 
building to integrate and settle into the landscape. 
The blank wall of the southern elevation also serves 
to increase the impact of the building.  Overall, the 
increase in height will have a negative impact on the 
landscape of the Green Belt, affect the openness and 
therefore be inappropriate and harmful to the Green 
Belt. The use of a combination of well-proportioned 
materials, e.g. the reintroduction of timber cladding, 
would help reduce the impact of the building on the 
Green Belt landscape.  A subservient extension to 
the side would have less impact. 
 

 21/03478 8 Hilton Court 
Bramhope 

Alterations including single storey side extension 
with rooflight, galvanised stairs with hand rail. to 
rear 

No comment 

21/02960 Moor Croft 
Moor Road 
Bramhope 

Part two storey part single storey side/rear 
extension ; new entrance and alterations to the 
front; enlarging the access and driveway and two 
new first floor windows to rear 

No comment providing the application complies with 
Policy HDG3, a no more than 30% increase on the 
original volume of the property. 

21/03260 The Homestead 56 Hilton Grange 
Bramhope 

Alterations involving detached garden room to front 
and side 

No objection providing the application complies with 
Policy HDG3. 



 
21/03235 Green Banks Farm Otley Old Road 

Bramhope Leeds 
Alterations including single storey side extension; 
replacement of existing conservatory with a single 
storey side extension; single storey garage with 
dormer windows. 

No objection providing the extensions to the 
dwelling and the garage comply with Policy HDG3. 

21/01530 Land Off Staircase Lane Leeds Road 
Bramhope 

Siting of shipping containers, polytunnels, barn 
building, new fence/gate and vehicular access, use of 
part of grass land for car parking  

It was agreed by ALL that this application would be 
discussed as the last agenda item.  

 

5. To review current enforcement cases and decide further action  

There were no new cases to report.  

 

6. To receive an update on the Spring Wood Park development 

LCC and Miller Homes have held a meeting regarding various issues with the site, including the buffer zone.   

There will be a working party to discuss safety issues on the roundabout on Monday 24th May 2021. 

 

7. To receive an update on the new terminal building for Leeds Bradford Airport. 

No update. 

 

8. To agree a standard planning application comment to be included by the council to highlight the councils concerns regarding the change in character of the village through the 
loss of green verges by widening of drives and creation of additional parking areas and verge damage during construction.  

It was AGREED by ALL that the following comment will be used in the councils comments on planning applications to highlight the councils concerns regarding the change in 
character of the village through the loss of green verges by widening of drives and creation of additional parking areas and verge damage during construction. 

 

“Any resulting increase in off street parking at the front of the dwelling should not result in the further widening of the access and the subsequent of loss of more grass verge. The 
grass verges are a positive character of this area of Bramhope and should be retained. 

Any damage to the grass verge during construction should be fully re-instated.” 

 

9. To discuss seeking tree preservation orders to reduce the number of trees felled in Bramhope Conservation Area in the future. 

It was noted that whilst trees in the Conservation Areas are protected by the need for owners to give notice of their intention to undertake works, using a Section 211 notice, to 
Leeds City Council (section 211 of the Town and County Planning Act) to undertake works, on occasion work has been carried out without permission due to LCC being unable to 
respond to applications within the designated period of time. This can lead to the felling of mature trees which would have ordinarily been subject to having a TPO issued to 
protect them.  

 

 



 
 

It was suggested that in order to try and protect mature trees in the village a list should be drawn up of mature trees which may be suitable to receive protection from a TPO’s, 
and the list forwarded to Leeds City Council. It was AGREED that Councillors will make a note of such trees in order that a request can be sent to Leeds. 

  

10. To consider working parties as and when required for issues relating to planning applications, in order to utilise external expert advice 

A discussion took place. It was AGREED by ALL that there are occasions when it would be useful to utilise expert advice, and that on those occasions a projects working party 
meeting can take place, to which external advisors can be invited to share their advice. Recommendations from a working party meeting will then be forwarded to the Planning 
Committee for approval, prior to any action taking place.  
 

11. Any items for discussion at a future meeting.  

 
The Clerk will contact Cllr Flynn and LCC Officer regarding neighbourhood planning to indicate that the Parish Council will put the matter of a neighbourhood plan on hold until 
the outcomes from the Government White Paper on Planning are published.   

Cllr Campbell left the meeting at 7.15pm. 
 

12. To comment on planning applications sent by Leeds City Council – continued.  

 

21/01530 Land Off Staircase Lane Leeds Road 
Bramhope 

Siting of shipping containers, polytunnels, barn 
building, new fence/gate and vehicular access, use 
of part of grass land for car parking  

The Parish Council objects. Comment below 

The Parish Council objects. 
 
The site is located in: 
The Green Belt 
A Special Landscape Area – Wharfe Valley Southern Slopes 
The Bramhope Conservation Area – Area 2 Historic Farm buildings  
This site provides important views across the Wharfe Valley (see Bramhope Conservation Area Appraisal and Management Plan)  
The site is located adjacent to an important gateway into the village (see Bramhope Conservation Area Appraisal and Management Plan)  
 
The site contains:  
An area of trees and hedging with a TPO in the south eastern corner and along the eastern boundary, TPO ref: TPO1952_001WFD. Group Label: G13 Species not recorded 
An area of trees with a TPO to the western boundary by the drive to Moorlands Farm. TPO ref: TPO1952_001WFD. Group Label: G12 Species not recorded 
 
Several trees along the boundary with the A660 (NOT with a TPO) 
A group of trees located in the centre of the site (NOT with a TPO) 
The site is currently grassland. 
 
It is adjacent to Leeds Road, the A660, which runs along the southern boundary 
Definitive Footpath Bramhope 1 runs along the length of the northern boundary. 



 
It is located on the southern slopes of the Wharfe Valley. 
 
National Planning Policy Framework – Rural Economy 
The application does not comply with Paragraph 83(a) which states that new buildings should be well designed. 
 
Saved UDP Policies  
The application does not comply with the following saved UDP Polices: 
 
Policy N37: Special Landscape Areas. The proposals should not seriously harm the character and appearance of the landscape.  The siting, design and materials of any development 
must be sympathetic to its setting and, where necessary, landscaping of the site will be required. 
 
Policy N37A:  All new development or change of land use within the countryside should:  
i) have regard to the character and landscape in which it is set, and maintain particular features which contribute to this.  
ii) Where appropriate, contribute positively to restoration or enhancement objectives by incorporation of suitable landscape works. 
 
N19: All new buildings and extensions within or adjacent to conservations areas should preserve or enhance the character or appearance of the area. 
 
N20: Demolition or removal of other features which contribute to the character of the conservation area and which are subject to planning control, such as trees, boundary walls or 
railings. 
 
N25: Boundaries of sites should be designed in a positive manner. 
 
BC7: Development within Conservation Areas will normally be required to be in traditional local materials. 
 
BD2: The design and siting of new buildings to compliment and enhance vista skylines and landmarks. 
 
LD1: Landscaping scheme requirements.  
 
GB12: Retail development within the Green Belt. 
With reference to the proposed shop. This should not seriously harm the living conditions of nearby residents; the appearance of the area; highway safety or the viability of 
convenience shopping within a village.  It should complement an existing farm or other authorised small scale rural business. Where a year-round service to customers cannot 
otherwise be maintained a minority of imported good may be sold. 
 
Bramhope Conservation Area Appraisal and Management Plan   
The proposals should take account of the key characteristics and key ways to retain character in Character area 2— Historic Farm Buildings  
 
Bramhope Village Design Statement 
With reference to the location of the site the VDS states “The views to the north from the A660 between the top of Staircase Lane and the Dyneley Arms Crossroads, across 
Wharfedale and up the Washburn Valley are breath-taking” (p.9). 
 
Issues and areas of concern 
 
The parish council does not consider that the current proposals, are appropriate for this site.  Any scheme for this site should minimise the impact on the openness of the Green Belt 
and the Special Landscape Area. It should also ensure that the rural appearance of the land and the important views are retained by appropriate building design, use of materials, 



 
siting, screening and landscaping. Under no circumstances should there be significant visual intrusion. It should also preserve the character of the conservation area in which it is also 
located.  
 
Design and Access Statement 
The statement does not provide details of how Heritage Assets have been addressed. The answer given is not applicable, this is not the case as the site is within a Conservation Area. 
 
Location and layout plan  
This does not appear to show the whole field/site only the eastern section which will contain the buildings. Note the north western boundary has ‘door 3.3m’ indicated on it, this will 
presumably give access to the rest of the field which will probably also be cultivated. If this is the case the location and layout plans should how the buildings relate to the whole of 
the site in the ownership of the applicant. 
 
Site area  
This is shown as 2.78 acres. Is this area the part of the site shown on the location and layout plan? See comments above regarding location and layout. 
 
Landscaping and minimisation of visual intrusion 
No detailed landscape or planting plan is included 
 
It is claimed that no trees or hedges on land adjacent to the proposal that could influence the development or might be important as part of the landscape. 
The trees and hedging already present on the site are not shown appropriately on the plans. No reference is made to the trees with TPOs. 
There is no indication of where the proposed new hedging would be located other than all the way round the site. 
 
There is no indication that the proposed combination of laurel and privet hedging to be planted all the way around the site “to beautify the site,” will also be planted in the western 
part of the field which does not appear on the location site plan. 
 
There is a need for a greater variety of native species in the hedgerow planting mix with some trees included. There is no indication of size of plants to be used or amount of planting 
or the depth/width of the hedge/buffer. There is no indication as to whether there will be any planting to screen the buildings.   
 
There is a need to obtain the right balance between screening planting, the eventual height of the screening planting, and maintaining the important views across Wharfedale and 
the appearance of this area which is referred to in the Conservation Area Appraisal and Management Plan as an important gateway into the village 
 
Any landscaping scheme should be an integral part of the development and implemented during the first planting growing season and maintained thereafter. This should include 
replacements for any trees/hedging that die of a similar size and species. 
 
All trees and hedging on the site should be protected and maintained, especially those with TPOs.  
 
There should be replacement planting if any of the Trees with TPO’s or hedging are removed to accommodate the widening of the entrance. 
 
Buildings – materials and siting 
The use of shipping containers is not appropriate at this site 
Only one side of the shipping container which is to be the shop will be clad – the elevation facing the A660. 
 
Traditional or sympathetic materials should be used for development in a conservation area. 
 
There is no reference to any requirements for groundworks for bases/foundations for any of the containers or the barn and how this would affect the height of the buildings. There is 
no information indication whether the proposed buildings/containers would be dug into the sloping site. 



 
 
There is no indication as to whether the polytunnels will be a permanent feature all year round or just during the growing season. 
 
The polytunnels should not introduce any excessive ‘glare’ from their surface. 
Visual intrusion (and noise) from any loose/flapping plastic should be avoided. 
 
The buildings should be sensitively located within the landscape and be designed and built from appropriate materials in order to have a minimum impact on this ‘exposed’ site. The 
existing trees should be used to help inform the design and siting of new buildings and appropriate buffers should be planted e.g. additional planting to form a buffer along the 
boundary with Staircase Lane. The siting of buildings should take into account the main views into and through the site and avoid excessively prominent sites close the main road, 
A660. 
 
Storage of materials and equipment 
There should be no open storage of materials, plant, or equipment on any part of the site in order to safeguard the openness of the green belt and to preserve the character of the 
conservation area. All storage should be within the buildings in order to avoid the visual intrusion of associated paraphernalia on the site. 
 
Shop/retail unit 
It is proposed to sell vegetables, gardening equipment, e.g. spades forks, fruit, pickles, condiment boxes. The Design and Access Statement states that the fruit and vegetables to be 
grown on site will be seasonal, so it is only expected that people will need access around summer. No further details regarding the proposed seasonal opening are provided. There is 
no information regarding proposed opening hours. 
 
The extent and type of ‘imported goods’, items not produced on the site, should remain subordinate in terms of floorspace, value and sales and be relative to produce from the 
holding itself.  Is the area of land within the site sufficient to grow enough produce for it to become the major share of the value and sale of goods in the shop? 
 
The retail proposal as yet cannot not compliment any existing business, as there is no existing business. 
 
The retailing of imported goods normally available from garden centres is not necessarily related to the sale of produce (fruit and vegetables) grown on the site. This type of retail 
provision could be regarded as inappropriate for this site. 
 
The shop should not become a retail operation of a scale and nature which should properly be located in a village or town.   
 
It should not have an adverse effect on other established village shops. A stall selling fruit and vegetables has recently been established within one of the village shopping areas.  
Permission has already been given for a convenience store (of over 400sqm) in the village at Spring Wood Park (Miller Homes Development) which will also sell fruit and vegetables. 
 
The presence of a shop should not result in serious harm to the living conditions of nearby residents. 
 
Economic Viability 
 
Has it been adequately demonstrated that the horticultural business proposed can be financially viable and become a sustainable form of rural development? 
 
There are a number of well-established commercial ventures, which are similar to the proposed venture, within easy reach of the village, including farm shops and garden centres, 
therefore the Parish Council questions the economic viability of the project.  
 
Access, parking and boundaries    
Entrance gates are to be of iron and wooden but there are no drawings or plans are included for the gates, either for the main vehicular entrance from Staircase Lane or the 
pedestrian entrance from the A660 



 
 
The entrance for vehicles will be opposite Hall Cottage rather than to the side. 
 
It is proposed to widen this entrance from 2.7m to 4.5m. This entrance currently has two large stone gate posts and adjacent drystone walls. The widening of the main vehicle 
entrance from Staircase Lane would involve the loss of some drystone wall. The two stone gate posts should be retained and reused at this entrance and the drystone walls should be 
rebuilt and conserved to retain the character of the Conservation Area. Any gates should be ‘agricultural’ in appearance such as a traditional wooden five barred gate 
 
The main entrance should also be used for pedestrians (with appropriate safety measures) rather than having a separate pedestrian entrance and gate adjacent to the A660. This 
pedestrian access has the potential to encourage parking on the A660. Most pedestrians from Bramhope would use the Staircase Lane entrance as it is nearer to the village. 
 
Parking for 6-8 vehicles is said to be not hard standing, grass only. The car park will most likely need some grass protection or surfacing. The area and positioning of the car park is not 
shown in detail on the plans other than near to the trees with TPO’s.  
 
Car parking should be provided without adverse visual impact. There is no indication of the layout or the size of the car parking area. 
 
No reference is made to surfacing of the pathways and tracks on the site. These should be surfaced with darker, less visible, local, permeable materials and follow the contours of the 
land. 
 
Dry stone walls such as those adjacent to the A660 should be conserved and maintained. Any new boundaries should be regarded as part of the overall design. 
 
Public footpath – right of way 
The activities on the site should not affect the surface of the footpath or access to the footpath. 
 
Traffic 
The amount of traffic generated by the proposal should not result in an adverse effect on road safety. The presence of a shop on site will generate extra traffic during opening hours. 
 
The generation of extra traffic should not result in serious harm the living conditions of nearby residents. Any adverse effects of traffic on local residents should be resisted. 
 
Employment working and trading hours 
See also shop/retail unit above. 
There should be some indication of working and shop trading hours.  
More detail should be provided regarding the seasonal opening.  
There is no indication as to how many people will be working/employed on the site.  
 
Advertising signs 
Any associated advertising signs should be discrete and details should be included with the planning application. They should be of a temporary nature and only displayed during 
working or trading hours. 
 
Water supply and sanitary provision 
There is no information concerning water supply to the site. 
 
There is no indication of any sanitary provision, washing or toilet facilities for people working on the site.  
 
Residential usage 



 
There is some indication in the application that one of the shipping containers could be used at times for residential purposes. If this is to be the case this type of use should be fully 
declared in the application. 
 
Drainage 
There is no indication of the effect of the poly tunnels and other activities on the site, on surface water drainage. 
 
Amenity of local residents 
It is essential to ensure that the residential amenity of those living nearby will not be detrimentally affected by adverse visual impact and any additional noise. 
 
An appropriate buffer zone, which is kept clear of all associated buildings and activities associated with the site should be maintained between the site and nearby dwellings to 
preserve residential amenity. A 15m buffer space is shown on the layout plan between the barn, two of the shipping containers and the boundary with Staircase Lane. This buffer 
should also be a planted with an appropriate mix of hedging or small multi-stemmed trees. 
 
Conclusion 
The application does not comply with planning polices and not enough detail is provided in the application.  For these reasons the application should be refused. 
 

 

13. Date of next meeting 

The date of the next meeting is to be confirmed. 

 

The meeting closed at 7.35pm 

Minutes by Nicola Woodward.   

Published 19/05/2020 


