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Foreword

Foreword
TO THE REPLACEMENT CALDERDALE UNITARY DEVELOPMENT PLAN

by
COUNCILLOR ANN McALLISTER - LEADER OF THE COUNCIL

The Replacement Calderdale Unitary Development Plan came into effect on 25 August 2006 and replaces the
former UDP dating from April 1997.

The Adoption of the Replacement UDP is the culmination of nearly six years work by the Council, which
commenced in the Summer of 2000, when the Council asked people about the Issues that the Replacement
UDP should address. Formal stages of public consultation including the Initial Deposit (in November/December
2002) and Revised Deposit (March to May 2004) were followed by Pre-Inquiry Changes in November 2004.

The Public Inquiry into the objections to the Replacement UDP was held between February and June 2005.
Over 10,000 documents were submitted to the Inquiry, and the Report of the Inspector (Mrs D Burrows) was
received in March 2006.

Through a tremendous effort by officers and Councillors, the Modifications to the Replacement Plan were
published in May 2006. The Council resolved to adopt the Replacement UDP on 19 July 2006 and it came into
effect on 25 August 2006.

| should like to thank all of those who contributed to the development of the Replacement UDP. The many
comments and suggestions received from individuals, interest groups and developers have helped to make
the Plan better, and the debates held at the Inquiry have focussed arguments on the issues facing the Borough.

This will be the last Unitary Development Plan prepared by Calderdale Council. The changes introduced by
the Planning and Compulsory Purchase Act 2004, mean that the Council will soon commence work on its Local
Development Framework, which will supersede the UDP. In the mean time the Replacement Calderdale UDP
will be an essential tool for the control of development and it will help to bring about a better quality of life by
making Calderdale a clean, safe, attractive and thriving area for everyone to enjoy as residents, workers or
visitors.

e

/

Councillor Ann McAllister - Leader of Calderdale Council
September 2006
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ORDNANCE SURVEY

STATEMENT OF PUBLICATION'S PURPOSE

The Ordnance Survey mapping which forms part of the Proposals Map of the Replacement Unitary Defelopment
Plan (and is also shown on the Council's web-site) is provided by the Metropolitan Borough of Calderdale under
Licence from the Ordnance Survey, in order that the Council may fulfil its public functions as Local Planning
Authority, to publicise the policies and proposals for its administrative area.

Persons viewing the mapping should contact the Ordnance Survey Copyright for advice where they wish to
use the mapping for their own use.

LIST OF ILLUSTRATIONS

The start of each section within the Replacement UDP is characterised by a photograph or other illustration.
This table details the illustrations, their subject matter and location.
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Introduction

1 Introduction

1.1 The Replacement Calderdale Unitary
Development Plan (UDP) is the most important
document prepared by Calderdale Council relating
to the use of land and buildings. It has statutory
weight and is used in determining planning
applications and guiding investment decisions by both
the public and private sectors for development. Its
policies and proposals are intended to control and
shape development and to provide certainty as to the
circumstances in which development proposals will
be supported. It is relevant to many people such as
residents, employers and those who work here,
investors and those who visit or own land in
Calderdale. This new Plan looks forward to the year
2016 and provides a long-term vision of how the
physical structure of the District should be shaped
over the next 15 years (but see paragraph 1.17
below).

1.2 The UDP is a land-use strategy for the District
and is the prime consideration when the Council
considers planning applications for development. This
primacy of consideration is set out in legislation where
Section 38(6) of the Planning & Compulsory Purchase
Act 2004 requires: -

"If regard is to be had to the development plan for the
purpose of any determination to be made under the
Planning Acts the determination must be made in
accordance with the plan wunless material
considerations indicate otherwise."

The UDP therefore provides a framework for rational
and consistent decision making.

1.3 The main purposes of the UDP are:-

i. to control the location and quality of
development;

ii.  to provide for new development particularly for
employment, housing, open space, retailing and
community facilities, where necessary and
appropriate;

iii. to protect and enhance the environment of
Calderdale, to conserve its natural beauty and
maintain the amenity of land;

iv.  to safeguard and improve the most important
built and natural assets within the District;

v.  to provide infrastructure and facilities for
services to meet the needs of communities;

vi. to plan the use of land in the interests of
managing traffic, protecting communities from
the effects of congestion and reducing the
overall need to travel;

vii. to reflect the land use needs and aspirations of
all those with an interest in the use of
Calderdale’s land and buildings, wherever
possible and appropriate; and

viii. to ensure that development is undertaken in the
most sustainable way possible, recognising the
needs of the community for new development
and infrastructure but ensuring that it is not
provided at the expense of future generations.

1.4 Many of the questions, which relate to the use
of land, have no right or wrong answer, as there are
many issues, viewpoints and matters to be taken into
account. The UDP provides a framework for
reconciling some of the competing pressures on the
use of land and for ensuring consistency in the
decision making process. Some of the conflicts that
arise are irreconcilable, given differing viewpoints and
have to be resolved by a political institution such as
the Council. The UDP helps to provide a framework
for considering the land use implications of
developments, and reflects the concerns of local
people as well as Government policy in terms of the
matters to be reflected within the decision making
process.

NOTE: The plan making process has taken four
years to bring the Replacement UDP to Adoption.
During this time new policy initiatives at the
national and regional level have come forward. It
has not been possible in all circumstances to
reflect the most recent policy advice within the
Replacement UDP.

The Need to Replace the Existing UDP

1.5 Itis a statutory requirement to keep the UDP
up to date and to review it at least once every 5 years.
The former UDP was adopted in April 1997. Some of
its Policies and Proposals are time-limited and others,
which reflect the land use implications of other
strategies (such as Housing, Education and
Transport) are no longer in step. It is therefore
necessary to review it.

1.6 This Replacement UDP is the outcome of a
review that has taken account of a wide range of
significant changes in the policy framework guiding
development at the national and regional levels and
also changes in local aspirations as they relate to the
District. Calderdale functions as part of the
sub-regional, regional and national economy and
cannot isolate itself from influences from outside its
boundaries. It should be noted however that it has
not been possible to take into account all the various
changes in legislation or policy direction at national,
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regional or local level that have come forward during
the plan making process. It may appear therefore that
some parts of the Replacement UDP are out of step
with other initiatives. Given the nature of the planning
process this is inevitable. The Local Development
Framework, which is being brought forward to replace
the UDP will be able to address these issues.

1.7 The main influences that have led to change in
the Replacement UDP are as follows:-

i. evolving social, economic and environmental
considerations and changing resource
availability to deal with the changes;

ii.  population changes (growth in the number of
people and households within the District);

iii. economic changes arising from the restructuring
of the economy in the 1980s and 1990s and the
way in which people spend their leisure time,
resulting in increased traffic and greater
movements for work, leisure and shopping;

iv.  the changing needs and aspirations of all who
live, work or take their leisure in Calderdale, or
have an interest in the way the area looks or
functions;

v.  changing national and international land use
planning policy and advice (Planning Policy
Guidance (PPGs) and Planning Policy
Statements (PPSs) and Minerals Planning
Guidance (MPGs) and Minerals Planning
Statements (MPSs); requirements from the
European Union relating to land use matters
and environmental protection;

vi. Regional Spatial Strategy for Yorkshire and the
Humber to 2016 (based on a Selective Review
of RPG12) published in December 2004;

vii. new priorities set by Calderdale Council, whose
vision is “to make Calderdale a clean, safe,
attractive and thriving area for individuals and
families to enjoy as residents, workers or
visitors” and whose corporate priorities for 2002
and beyond are:-

° to improve the educational achievement
of all young people and promote
widespread participation in learning;

. to support and protect vulnerable children,
young people and adults and promote
independent and healthy living;

° to create safer communities with lower
crime levels, less fear of crime and safer
roads;

° to promote sustainable economic growth,
respect local heritage and improve our
towns, villages and neighbourhoods;

° to secure a clean and attractive built and
natural environment;

° to continually improve customer service;

° to support diverse communities, building
dialogue, understanding and a capacity to
work and live together; and

viii. the need to co-ordinate the land use based UDP
with the key plans and strategies of the Council
and its partners including:-

Community Strategy;

Community Care Plan;

21 for 21;

A Plan for Living by Common Sense;
West Yorkshire Local Transport Plan;
Housing Strategy;

Tourism Strategy;

Crime and Disorder Strategy;
Regeneration strategies within Halifax,
Sowerby Bridge, Elland, Hebden Bridge,
Mytholmroyd, Todmorden and Brighouse.

Each of these strategies has some implications for
the consideration of land use matters. The
Replacement UDP has taken relevant issues from
these strategies to provide a proper land use planning
framework for their implementation.

The Plan Making Process

1.8 There are a number of stages set out in
legislation that the Replacement Plan must pass
through before it can be adopted. These stages
provide opportunities for people that are affected by
the Policies and Proposals in the Plan to make
representations and have these considered by the
Council. Any objector who raises matters that are not
resolved between the Council and themselves has
the right to have their concerns considered by an
independent planning inspector appointed by the
Government.

1.9 The process has changed since the last UDP
was adopted and therefore the stages that the
Replacement UDP passed through are set out here
for information:-

Pre-Deposit Consultation

This consultation was undertaken in Summer 2000
and gave people an opportunity to comment upon
the issues that should be addressed within the UDP
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review. Many of the comments received related to
specific pieces of land and suggestions that they be
considered for development purposes.

First Deposit

This was the first formal opportunity for the public to
make written comments upon the draft Replacement
UDP. Formal objections were made during this
deposit period, which ran between 1 November 2002
and 12 December 2002;

Second Deposit

Having received the representations, the Council
considered each comment and made changes to the
draft Plan. A Revised Deposit Draft was published on
26 March 2004, with the deposit period lasting until
6 May 2004 . Further formal written objections to
these changes were received during this Second
Deposit stage, but only comments relating to the
Revised Deposit and the changes contained within it
were accepted.

Pre-Inquiry Changes

Pre-Inquiry Changes to the Draft Replacement UDP
were published on 5 November 2004 with the
consultation period lasting until 16 December 2004.
Any of the proposed Pre-Inquiry Changes, which the
Inspector found to be acceptable, would need to be
incorporated into the Replacement Plan through the
formal Modifications process following the Public
Inquiry.

Public Local Inquiry

All objections that were not unconditionally withdrawn
were considered by Mrs D Burrows DipTP MRTPI,
the Inspector appointed by the First Secretary of State
to hold an Inquiry into the objections to the Draft
Replacement UDP. The Inquiry opened on 1 February
2005 and closed on 28 June 2005, with the last formal
hearing day being 26 May 2005

Inspector’s Report

The Inspector's Report into the Inquiry was issued by
the Planning Inspectorate on 9 March 2006. The
Council made it available for inspection very quickly
after this date both through hard copy and within its
website. The Report contained recommendations
about every objection made to the Plan, and the
Council had to consider each of the
Recommendations.

Modifications

The Council considered whether to accept the
Inspector’'s recommendations or to reject them. The
Council has to have very good reasons to justify its
rejection of any of the Inspector's recommendations.
The Council published Modifications to the Plan which
took account of the changes arising from the
Inspector's Report and its decisions on the
recommendations on 5 May 2006. The formal deposit
period for the receipt of objections and comments
upon the Modifications or Decisions not to accept a
Recommendation made by the Inspector closed on
16 June 2006.

Adoption

Comments received on the Modifications were
considered by the Council and it was determined to
proceed to Adoption of the Replacement Plan without
further modifications or holding a second inquiry. This
Resolution was made by Full Council on 19 July 2006.
The formal Notice of Intention to Adopt the
Replacement Plan was issued on 21 July 2006, and
the Replacement Plan formally came into effect on
25 August 2006 with the publication of the Adoption
Notice. Following the Adoption there was a six week
period during which formal legal challenge to the Plan
could be made to the High Court.

Understanding the Replacement
Calderdale UDP

1.10 The Replacement Calderdale UDP consists
of a Written Statement of the Council’s Policies and
Proposals for development and a Proposals Map
showing the specific locations where policies apply.
The Written Statement has two levels of
consideration:-

PART ONE:- this is the Strategic Policy Framework
for the District, setting out the principal policies that
are applicable across it as a whole. It has been
formulated with regard to current national and regional
policies together with social, economic and
environmental considerations.

PART TWO:- this is generally in conformity with Part
One and sets out detailed Policies and Proposals
including policies that will form the basis for
determining planning applications. Part Two also
provides the reasoned justification for all the policies
in the Plan.
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1.11 Inaddition, the UDP includes a Proposals Map
which forms part of the Plan. This is divided into
seven individual sheets focussed upon the main
towns or surrounding areas as follows:-

1.  Widdop Moor, Stansfield Moor and Wadsworth
Moor;

2. Todmorden, Walsden, Cornholme, Eastwood
and surrounding countryside;

3. Turley Holes and Higher House Moor, Soyland
Moor and Rishworth Moor;

4.  Hebden Bridge, Mytholmroyd, Luddenden/
Luddendenfoot and surrounding countryside;

5.  Halifax, Sowerby Bridge and surrounding
countryside;

6. Ripponden, Elland and surrounding countryside;
and

7.  Shelf, Northowram, Hipperholme, Brighouse
and surrounding countryside.

1.12 Part One Policies, are of District-wide
relevance and are shown in BOLD UPPER CASE
TEXT and are contained within a green box, within
the relevant section of the plan.( It should be noted
however that for ease of reading these policies are
shown in lower case within Part One itself). They are
shown separately within a complete listing as Part
One of the Plan between Sections 2 and 3 but have
also been integrated into the structure of the
Replacement UDP to provide a more coherent context
for the site specific and detailed development control
style policies and proposals of Part Two.

1.13 Part Two Policies are shown in bold lower
case text and are contained within a blue box, in
order that they may be easily distinguished from the
Part One Policies and the remainder of the reasoned
justification. Each of the Sections within the
Replacement UDP therefore contain, where relevant,
both Part One and Part Two Policies, which may be
identified easily.

Strategic Environmental and Appropriate
Assessment of the Replacement UDP

1.14  As part of the plan-making process, the
Council has to consider the effects of the
Environmental Assessment of Plans and Programmes
Regulations 2004 (SEA Regulations) Regulation 6(2),
and Articles 6(3) and (4) of the Habitats Directive
92/43/EEC. In considering this legislation the Council
has considered whether it has been feasible to
undertake Strategic Environmental Assessment or
whether Appropriate  Assessment has been
necessary.

Strategic Environmental Assessment

1.15 OnJuly 19 2006, the Council resolved to adopt
the Replacement Calderdale Unitary Development
Plan without submitting the Replacement UDP to
Environmental Assessment under these Regulations
for the following reasons:

1. The Plan was at an advanced stage of
preparation as at July 21 2004. It had been
through initial and revised deposit and a Public
Inquiry had been arranged to commence in
January 2005. An Inspector had been appointed
and the relevant parties had been appraised of
this situation.

2.  The expectation of the timetable then in
existence was that the Replacement UDP would
be adopted well before July 2006, and therefore
the implications of the SEA Regulations did not
apply.

3. The Replacement UDP was at such a stage in
the preparation process that at that time (July
2004), it is considered that such an appraisal
would not add value to the plan’s contents and
would be unlikely to identify environmental
effects that would result in the plan being
amended.

4. The expense and inconvenience to participants
in the plan making process of a delay caused
by the application of the SEA Regulations
through delay in undertaking the public inquiry,
when the expectation of all participants was that
the plan would proceed to adoption before July
2006.

5. Environmental Appraisal of the Replacement
UDP had been undertaken as part of the
process of developing the draft plan. Whilst this
appraisal is not SEA for the purposes of the
Regulations, it did identify a number of policy
areas where minor amendments to the plan
were necessary. It did not identify any significant
environmental implications of the plan, and it is
considered likely that an SEA would not have
identified any areas where fundamental revision
(including mitigation action) to the Draft Plan
was required.

Appropriate Assessment

1.16 Inaccordance with the requirements of Articles
6(3) and (4) of the Habitats Directive 92/43/EEC, the
Council undertook a screening of the Replacement
Calderdale Unitary Development Plan. This screening
reached the conclusion that Appropriate Assessment
under the requirements of the Directive is not
necessary.
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Future of the Development Plan in
Calderdale

1.17 The Planning and Compulsory Purchase Act
2004 has radically changed the foundation for the
preparation of the Development Plan across the
country. The former raft of plans (Regional Planning
Guidance, Structure Plans, Local Plans and Unitary
Development Plans) are being replaced by Regional
Spatial Strategies and Local Development
Frameworks containing a series of Development Plan
Documents. In Calderdale, the Replacement UDP
was at an advanced stage of preparation when the
legislation changed and as a result was taken through
the statutory procedures and onto adoption. Upon its
adoption on 25 August 2006 the Replacement UDP
was “saved” for three years to allow preparation of
documents within the Local Development Framework
to be wundertaken. It is anticipated that the
Replacement UDP will itself be replaced (at least in
part) by the Calderdale LDF by August 2009.

1.18 The Calderdale Local Development
Framework will consist of a number of documents
including (as at November 2006): -

1. Core Strategy;

2. Statement of Community Involvement;

3.  Waste, Development Plan Document;

4.  Green Belt Review, Development Plan
Document;

5. Land Allocations, Development Plan Document;

6. Development Control, Development Plan

Document;
7.  Supplementary Planning Documents for:-

Affordable Housing;

Management of Housing Supply;

Waterside Development;

Elland Town Centre;

Developer Contributions towards

Education Infrastructure;

° Developer Contributions for Loss
of Employment Land;

° Open Space Provision and Locally

Determined Standards;

Sustainable Design;

Renewable Energy;

Planning Obligations;

Car Parking Requirements;

1.19 Details of the documents and the timetable
for their production may be found in the Local
Development Scheme which does not form part of
the Replacement UDP and is published separately.
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Calderdale in Context

2 Calderdale in Context

The District of Calderdale

2.1 Calderdale is a Metropolitan District forming
part of the County of West Yorkshire which includes
the cities and towns of Leeds, Bradford, Wakefield
Huddersfield, Dewsbury, Halifax and Keighley.
Calderdale has an area of over 360 square kilometres
(140 square miles) and is about 30km (19 miles) east
to west and 24km (15 miles) north to south. Only a
little over 13% of the District can be regarded as being
part of any built-up urban area. The majority of the
District is rural or urban fringe in character and is
dominated by the high-level moorland of the South
Pennines and other open land and pasture, which
surrounds and provides the setting for the towns and
other settlements. The South Pennines provides a
vital corridor in the Pennine Chain from the Peak
District National Park to the Dales National Park and
North Pennines Area of Outstanding Natural Beauty
(AONB).

To the east lies the main part of the West Yorkshire
conurbation. Leeds, the regional capital of Yorkshire
and the Humber, is only 14 miles from Halifax, whilst
to the west Manchester is 23 miles from Halifax and
about 11 miles from the District boundary. The M62
Motorway links Lancashire and Yorkshire and the
main north/south national roads (M6 and M1/Al)
together with the main northern ports of Liverpool and
Humberside. The M62 runs along the southern
boundary of Calderdale District at a high level. The
Calder Valley railway provides good train services
between Lancashire and Yorkshire serving a variety
of destinations within and outside Calderdale. The
District therefore stands as an important link between
these two major economic centres and the influences
of both are experienced within it.

The major towns of Huddersfield and Bradford, both
under seven miles from Halifax, also act as significant
economic, retail, social and cultural influences upon
Calderdale. As a result the patterns of commuting to
employment and education facilities are very complex.
The choice and range of shopping and other facilities
outside Calderdale means that there is much
movement to more distant locations for shopping and
leisure activities.

Population

2.2  The District is the sixth largest of the 36
Metropolitan Districts in terms of land area, but is the
fifth smallest in terms of population. Almost half of its
residents live within the built-up area made up of the

towns of Halifax and Sowerby Bridge. The population
of Calderdale is approximately 194,300 (2004
mid-year estimate). There have been fluctuations
over the previous ten years due to changing patterns
of migration. The latest Government population
projections (2003) indicate that the population will
rise rapidly over the next ten years, this contrasts with
a steady decline that was experienced in the District
during the early 1990s.

The population projections indicate that the population
will continue to rise over the next few years to
approximately 199,200 by the end of the decade and
to 204,000 by 2014. The numbers of children under
16 years are forecast to decline by about 3% between
2004 and 2014, whilst people between 45 and
retirement are expected to increase by about 13%.
Older people (over retirement age) are expected to
increase by 18%.

Calderdale's small ethnic population accounts for
about 7% of the District’'s population (Census 2001).
This is below the average for England and Wales
(9%) and significantly less than the 11.4% for West
Yorkshire as a whole. The majority of this ethnic
population is of Pakistani/Kashmiri origin and mainly
lives within the west central area of Halifax, where
they make up over 50% of the population. The age
profile of the ethnic minority population is young, with
about 30% being under 16 years old, compared to
about 20% within the white population. There are
small concentrations of minority ethnic populations
living in Elland and Todmorden.

Households

2.3 The number of households within the District
is very difficult to estimate. Different studies and
projections produce different results. However,
according to the 2003-based Household Projections
there were about 84,000 households in Calderdale
in 2006. This is projected to increase to 90,000 by
2016.The Regional Spatial Strategy for Yorkshire and
the Humber which covers the period to 2016,
estimates that in order to meet the housing needs of
the Region there is a requirement for an additional
8,100 dwellings to be provided in Calderdale.

The Housing Stock

2.4  The housing stock reflects the era of rapid
development in the late 19" century with 48.8% of
private sector housing built before 1919. This is
significantly higher than other Districts within West
Yorkshire and well above the West Yorkshire average
of 35.5%. It is predominantly owner occupied and
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illustrates social diversity, from the barn and mill
conversions that house more affluent residents, to
the rows of cramped terraces that need considerable
investment and repair. The District has a relatively
low proportion of detached or semi-detached houses
and flats and a far higher proportion of terraced
housing. Social housing accounts for 17% of the
District’s housing stock. Average household size, in
common with other areas, is decreasing.

In common with other attractive areas of northern
England, house prices have continued to rise over
the past year and have accelerated relative to the
national average. The average price of a house or
flat is now (July 2006) over £160,000, although there
are wide variations between types of property and in
different parts of the District. An annual average of
650 new or converted properties have been
completed over the past five years, and over 1,000
have been built in the last financial year. There are
in excess of 5,000 further dwellings with planning
permission.

Local Economy

2.5 The District’s traditional economic base was
founded on textiles, engineering and other
manufacturing industries. In recent years, service
industries have overtaken manufacturing in terms of
number of employees. Employment in the financial
services has increased significantly, HBOS is the
single biggest private sector employer and
tourism-related jobs have risen. However,
manufacturing continues to account for almost a
quarter of local employment, far above West
Yorkshire and national levels.

Whilst more men than women are in work, increasing
numbers of both men and women work part-time.
Average pay is below national hourly rates but above
West Yorkshire averages. Increasingly, the workforce
is more mobile, with 31% of residents working outside
the District and 38% of jobs in Calderdale being filled
by people from other areas.

The overall unemployment rate is 2.2%, well below
the regional average and under that for the UK. In
Calderdale, one in twenty people who are out of work
have been without jobs for longer than 12 months
and just under one third are under 25 years old. From
2001 Census data, 17% of those in the minority ethnic
population seeking work were unemployed, compared
to 5% in the white population.

Social Profile

2.6 The social characteristics of the District are
varied. Some rural and semi-rural areas that are close
to good communications are growing as a result of
new housing developments, with people commuting
typically to Leeds or Manchester for employment. In
contrast, some residents of remote and scattered
rural settlements lack access to the facilities available
in the larger towns of the District Some small
communities are experiencing a contraction in local
services.

Calderdale's diverse communities contain contrasts
of affluence and poverty. The Index of Multiple
Deprivation (2004) shows that Calderdale ranks
between 65" and 87" out of 354 districts on the six
indices of deprivation.

Areas with the highest levels of multiple deprivation
are within the Halifax wards of Park, Ovenden,
lllingworth & Mixenden and Town. Significant pockets
of deprivation are also found in other wards. For those
affected, particularly outside Halifax, difficulties with
transport and access compound other aspects of
social exclusion.

Within the urban areas in particular, characteristics
associated with low incomes and poverty are present.
There is a high proportion of households with no car
relative to national figures. Lone parents comprise a
relatively high proportion of households with children
under 16 years old. In April 2005, 20% of households
received Council Tax Benefit. In two wards, the figure
exceeded 30%. Altogether, 45% of all people claiming
benefits administered by the Council are pensioners.

By contrast, in other parts of the urban areas, and in
the rural areas, there are signs of increasing
prosperity. In five wards, a quarter of all households
have annual incomes above £40,000, compared to
the Calderdale average of just under £27,000.

The Environment

2.7 Calderdale’s environment is one of its greatest
assets. About 9,666ha or 27% of the area of the
District is designated as Sites of Special Scientific
Interest (SSSlIs) and is, therefore, of national
ecological or geological importance. Of this about
9,450ha is designated as a Special Protection Area
(SPA) and Special Area of Conservation (SAC), and
is of international importance. Locally important
designations, called Sites of Ecological or Geological
Interest (SEGIs) cover 863ha (2.4%). The Green Belt
extends to 22,936ha (63%) of the Borough, whilst the
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quality of the landscape generally is recognised by
having a Special Landscape Area designation
extending to 24,075ha (66%). Common Land may be
found in many parts of the Borough and covers
5,421ha (15%) where there is additional protection
against inappropriate development.

Protected Open Space within the urban and rural
areas amounts to about 1,673ha (5% of the District
and consists principally of parks, sports fields, school
playing fields, allotments, formal and informal play
areas and areas of amenity value.

There are over 4,000 Listed Buildings within the
District (twice the per capita level for West Yorkshire)
and 19 Conservation Areas covering over 512ha. The
wealth of historical structures across the District is
indicative of the rich heritage that exists within the
Southern Pennines area and is reflected in the
‘Heritage Strategy for the Southern Pennines’, which
was adopted by the Council in 2001. That Strategy
was developed following the designation of the
Southern Pennines by the Countryside Agency and
English Nature as a unique Countryside Character
or Natural Area, that warrants a South Pennines wide,
holistic approach to the management of its major
heritage assets.

Protection of both the natural and built environments
is very important to the future wellbeing of the District
and ensuring that all development meets sustainability
requirements is an important part of the Council's
Vision for Calderdale. Sustainability, in all its forms
has, therefore, been a major consideration in drawing
up the Replacement Plan.

Calderdale boasts a tremendous architectural
heritage, including the unique 18" Century Piece Hall
and over 4,000 Listed Buildings. There is a range of
cultural, recreational and entertainment facilities in
different parts of the District. Across the District, there
are seven museums and galleries, two cinemas and
some outstanding visitor attractions including the
nationally renowned children’s museum, Eurekal. The
surrounding Pennine moorland provides spectacular
walking country, some of it owned by the National
Trust.
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Strategic and Core Part One Policies

This Section of the Replacement Calderdale Unitary Development Plan sets out the Part One Strategic and
Core Policies for the District. These land use policies are of importance for the whole of the District and provide
a framework for the detailed Part Two Policies within the Plan. Part One and Part Two Policies along with the
reasoned justification are incorporated within the relevant sections of the Plan.

(i) PART ONE PRINCIPLES POLICIES

POLICY GP1: ENCOURAGING SUSTAINABLE DEVELOPMENT

To promote sustainable development by making Calderdale a place where people want to live, work and
visit through:-

l. The improvement of employment opportunities, mixed use development, traffic reduction
measures and better public transport links;

Il.  The effective protection and enhancement of the environment;

Ill.  The conservation and efficient use of resources; and

IV. The promotion of development which recognises the needs of everyone including safety
and security issues.

POLICY GP2: LOCATION OF DEVELOPMENT

In order to promote development in sustainable locations, reduce travel demand and to protect the countryside,
all new development should be sited with regard to the following sequence of locational preferences:-

l. On brownfield land within an urban area which is well related to the road network,
accessible by good quality public transport, and to services/facilities within the urban area;

Il.  On an infill site within the main urban areas accessible by good quality public transport,
close to services/facilities and subject to achieving urban greenspace and conserving or
enhancing the character of the area;

Ill.  On a site within a transport corridor forming an extension to the urban areas of Halifax,
Brighouse or Elland, served by good quality public transport, accessible to job opportunities
and services/facilities, preference to be given to a previously developed site before
greenfield land;

IV.  Within the market towns of Todmorden and Hebden Bridge or within the smaller settlements
of Mytholmroyd, Northowram, Ripponden and Shelf on sites accessible by good quality
public transport, well-related to the road network, accessible to job opportunities and close
to services/facilities, preference to be given to previously developed land before greenfield
sites;

V.  On a greenfield site in a transport corridor, accessible by good quality public transport,
well related to the road network, accessible to job opportunities and close to
services/faclilities.

Greenfield sites should be avoided and only regarded as a last resort.

(This policy should be read in conjunction with the sequential approaches for shopping, leisure
and housing development within the specific sections).



Strategic and Core Part One Policies

(i) PART ONE EMPLOYMENT POLICIES

POLICY GE1: MEETING THE ECONOMIC NEEDS OF THE DISTRICT
The employment needs of the District's mixed economy can be met by:-

l. Allocating land which meets the requirements of existing Calderdale businesses and those
businesses new to the district;

Il.  Safeguarding employment land and buildings capable of re-use and development;

Ill.  Using the development control process, where possible and appropriate, to assist economic
development through legal agreements;

IV.  Providing for office uses in town centres, and in other appropriate areas subject to certain
conditions;

V.  Providing for warehouse development in appropriate locations;

VI. Promoting tourism and related development;

VII. Accommodating hotels, motels and other visitor accommodation; and
VIIl. Accommodating the diversification of the rural economy.
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POLICY GE2: PROVISION OF EMPLOYMENT LAND

Provision is made for about 120 hectares of employment land in Calderdale between 2001 and 2016.

POLICY GE3: THE DEVELOPMENT OF EMPLOYMENT SITES FOR NON-EMPLOYMENT USES

Where non-employment uses are proposed on sites whose current or last use is/was for employment
purposes, (Use Classes B1 to B8) the provision of a contribution to offset the permanent loss of such a land
resource will be sought. Such contributions should help towards economic development initiatives that will
assist in bringing economic benefits to the area in which the development is located, be fairly and reasonably
related in scale and kind with the employment resource that is being lost and commensurate with the
development proposed.

(This policy applies only to sites where the site area is 0.5ha or more, or where employment floorspace lost
is 1,000sg.m (gross) or more).

POLICY GE4: PRIORITIES FOR THE RECLAMATION AND RESTORATION OF DERELICT LAND AND
BUILDINGS

The Council is supportive of development proposals for the reclamation and restoration of derelict and
degraded land and buildings. Priority will be given to the re-use of land for employment purposes, but in
circumstances where this is not achievable or appropriate other uses that contribute positively to the visual
and physical environmental quality of the area will be supported.

(iif) PART ONE HOUSING POLICIES
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POLICY GH2: PROVISION OF ADDITIONAL DWELLINGS

Part A

l. Provision will be made for around 6,750 additional dwellings to be created within Calderdale
between 1st April 2001 and 31st March 2016.

Il.  To prevent oversupply of housing, the council will produce SPD to enable the refusal of
planning permission, for housing developments which might otherwise be acceptable
under UDP policies, when the forecast net increase in housing stock for the following five
years exceeds the prevailing RSS required annual average for that period.

Part B

The target for the proportion of new housing built on previously developed land or arising through the
conversion of existing buildings will be in the order of 85%. This figure will be reviewed in the light of up-dates
to the Urban Capacity Study.

(iv)_ PART ONE RETAILING AND TOWN CENTRES POLICIES

POLICY GS1: RETAIL STRATEGY

The benefits of a modern, competitive, environmentally attractive and sustainable retailing sector including
the upgrading, modernisation and enhancement of retailing provision within town centres and locations
highlighted within the retail hierarchy will be sought which meet the needs of Calderdale's residents.

As part of this strategy the vitality and viability of existing centres will be maintained to ensure that they
remain attractive to shoppers and visitors and can compete effectively with other centres and other forms

of retailing.
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(v) PART ONE OPEN SPACE POLICIES

(vi) PART ONE BUILT AND HISTORIC ENVIRONMENT POLICIES

POLICY GBEL1: THE CONTRIBUTION OF DESIGN TO THE QUALITY OF THE BUILT ENVIRONMENT

All new development will be required to achieve high standards of design that makes a positive contribution
to the quality of the local environment. In particular development should:-

VI.

VII.

Promote sustainable forms of development and embrace the objectives of sustainable
design;

Promote community safety including crime prevention measures;

Create or retain a sense of local identity;

Create roads, footpaths and public spaces that are attractive and safe, and put sustainable
forms of transport and in particular walking, cycling and public transport, before other
motor vehicles;

Promote accessibility by constructing buildings that all sectors of the community can easily
reach and enter;

Protect and enhance the District's architectural and historic heritage, landscape and
amenity, and contribute to its special character; and

Not harm the character or quality of the wider environment and improve local biodiversity.

POLICY GBE2: PIECEMEAL DEVELOPMENT

Planning permission will not be granted for the piecemeal development of land which would prejudice the
development of a larger area of land for an appropriate beneficial use as indicated on the Proposals Map.
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(vii) PART ONE TRANSPORT POLICIES

POLICY GT3: STRATEGIC ROAD NETWORK

To assist in the determination of land-use proposals and the allocation of resources-in-aceerdanee-with
Peliey-GF2; a strategic road network has been defined, (shown on the Proposals Map) which designates
roads according to their function and helps to define the transport corridors within Policy GP2 as follows:-

Category 1 - Roads that carry inter-regional traffic through Calderdale (the M62, for which the highways
agency is highway authority. For the purposes of Policy GP2, the M62 does not form a transport corridor
where development should be focussed).

Category 2 - Roads which link major centres within Calderdale and which connect these centres to the
Category 1 network and to major centres within West Yorkshire and other adjacent areas.

Category 3 - Roads which link secondary centres within Calderdale to major centres within the District and
in adjacent areas and to the Category 1 and 2 networks.
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POLICY GT4: HIERARCHY OF CONSIDERATION

To assist in the consideration of development proposals and the design of schemes for transport a hierarchy
of consideration has been defined. This will ensure that the needs and safety of each group of road users
are sequentially considered and that each user group is given proper consideration so that new schemes
will ideally improve existing conditions and in any event will not make conditions worse for the more vulnerable
transport users. The Hierarchy of Consideration is as follows:-

l. Pedestrians, people with disabilities and emergency services;
Il.  Cyclists and horse riders;

Ill.  Public transport users;

IV. Taxis and motorcyclists;

V.  Deliveries to local areas;

VI. Shoppers travelling by car;

VII. Other freight movements;

VIII. Other high occupancy vehicles; and

IX. Other private cars.

The actual priorities and facilities provided for each road user group will vary with individual circumstances
and it may not always be possible or necessary to provide adequate facilities for all road users. However,
wherever possible facilities should be provided for pedestrians, people with disabilities, cyclists and bus
users.

POLICY GT5: TRANSPORT ASSESSMENTS

Where a Transport Assessment (TA) is required to be submitted alongside a planning application, the TA
will be expected to take account of the Hierarchy of Consideration (Policy GT4) and show how the needs
of public transport, pedestrians, cyclists, the disabled and wheelchair users, have been taken into account.
The measures needed to mitigate any transport problems arising from the development should be set out
in the assessment and the Council will seek to ensure that these are implemented as part of the development
through the use of planning conditions or planning obligations.



po13
Cross-Out


Strategic and Core Part One Policies 31

POLICY GT7: HIGHWAY PROPOSALS
The following improvement to the strategic road network will be safeguarded:-

Halifax, North-South Traffic Improvements, (Church Street Widening).

(viii)_ PART ONE INFRASTRUCTURE, EDUCATION AND COMMUNITY FACILITIES POLICIES

POLICY GCF1: INFRASTRUCTURE AND OTHER NEEDS ARISING FROM DEVELOPMENT

All education, highways, sewerage, drainage, flood prevention, landscaping, open space, nature conservation,
public transport or other identified needs generated directly by any development within a local area should
be provided in a timely manner by the developer either on or off-site. Conditions will be imposed, where
necessary, to the grant of planning permission to ensure the provision of adequate facilities to an appropriate
timescale. Alternatively a planning obligation may be entered into to secure necessary facilities through
either direct provision and/or by a financial contribution to be made for the timely provision of facilities nearby.

POLICY GCF2: DEVELOPMENT ENABLING STATUTORY UNDERTAKERS

Development which will enable statutory undertakers to meet their statutory obligations and to comply with
the relevant environmental standards enacted in Government and European Union legislation will be permitted
provided that:-

l. Mitigation measures are put in place to alleviate significant adverse impacts from the
development;

Il.  The design of the development respects the character of the area and

lll.  The development is consistent with other relevant UDP Policies.

POLICY GCF3: STRATEGIC FRAMEWORK FOR COMMUNITY FACILITIES

The provision and improvement of a wide range of social, community, education, sports, arts, health and
other facilities to meet the needs of all Calderdale’s residents will be supported. Such facilities shall:-

l. Be in locations well related to the community and users they are intended to serve;

Il.  Be accessible by good quality public transport, and by private transport, including walking
and cycling; and

Ill.  Create no unacceptable environmental, amenity, traffic, safety or other problems.
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(ix)_ PART ONE NATURAL ENVIRONMENT AND OPEN COUNTRYSIDE POLICIES

POLICY GNE1: CONTAINMENT OF THE URBAN AREA

A Green Belt will be maintained around the main built-up areas. The Plan will seek to restrain development
outside the urban areas through the general extent of the Green Belt.

POLICY GNE2: PROTECTION OF THE ENVIRONMENT

Development should protect, conserve and enhance the character, quality and diversity of the natural, historic
and cultural environment (whether in urban or outlying areas) within the district in order to improve the quality
of life for all and to maintain the natural heritage of the district for use by future generations and for its own
sake.

(X) PART ONE ENVIRONMENTAL PROTECTION POLICIES
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(xi) PART ONE MINERALS POLICIES

POLICY GM1: MINERALS STRATEGY

Provision will be made for a continuing supply of minerals including aggregates and recycled and secondary
materials in accordance with national and regional guidance having regard to the need to encourage the
efficient use of aggregates and minimisation of waste, and to safeguard the environment and protect local
communities.

Measures will be undertaken to ensure that mineral working does not create unacceptable environmental,
amenity, traffic, safety and other effects on the landscape, environment and local inhabitants, and that sites
are restored to a beneficial after-use.

POLICY GM2: AGGREGATE MINERALS

Proposals for aggregate mineral extraction will be assessed against the aim of maintaining a land-bank of
permitted reserves of aggregate minerals, and will continue to contribute towards meeting Calderdale's
share of the aggregates demand in the region on the advice of the Yorkshire and the Humber Regional
Aggregates Working Party, in accordance with regional and national guidance.

POLICY GM3: RECYCLING

The recycling and re-use of minerals and materials (such as concrete, brick, ash and colliery shale) will be
encouraged as alternatives to newly won minerals wherever this is feasible and where it can be carried out
in an environmentally acceptable manner, for the purpose of safeguarding resources and in order to minimise
the need for new or extensions to mineral workings.

(xii) PART ONE WASTE MANAGEMENT POLICIES
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Guiding Principles and Key Themes

3 Guiding Principles and Key
Themes

Introduction

3.1 Calderdale Council's Vision Statement (June
2006) builds upon the work of the Community
Strategy 2006 by setting an ambition which seeks :

“....to make Calderdale a clean, safe, attractive and
thriving area for individuals and families to enjoy as
residents, workers or visitors.”

The appropriate use of land plays a key role in the
attainment of this ambition.

3.2 The aim of this Section is to establish a clear
and coherent strategy for the UDP within the context
of the Community Strategy framework. The overall
objectives of the Plan are based on promoting
economic, social and environmental wellbeing within
the context of sustainable development. Whilst the
Plan is primarily a land use strategy, its policies are
interrelated with  wider socio-economic and
environmental considerations. In particular, the
success of the strategy will depend on the sustainable
revitalisation of those parts of the District affected by
decline, both socially and economically, along with
the protection of those parts of the District that are
worthy of retention. The UDP also recognises the
direct relationship between environmental quality and
levels of economic activity and social regeneration.

3.3 Key strategic choices have already been made
for many issues. It is the role of the UDP to develop
land use policies which carry these forward in a
consistent way. The Community Strategy focuses on
a series of priorities. These are identified in Table 3.1
below along with a summary of how these priorities
will be met through the application of the UDP
policies.

Table 3.1 Community Strategy Priorities and
Attainment within the Replacement UDP

Community Strategy Priority

SUSTAINABLE ECONOMIC GROWTH AND
EMPLOYMENT

Attainment of Priorities through UDP Policies

° Provision of a range of employment sites.

° Support for employment generating
development.

° Protection of existing employment land.

Community Strategy Priority

° Stimulation of economic regeneration.

° Promoting the vitality and viability of the
District’s town centres.

° Promotion of tourism and rural diversification.

° Promotion of public transport.

HEALTHY COMMUNITIES

Attainment of Priorities through UDP Policies

o Protection, enhancement and provision of
access to a diverse range of leisure
opportunities, such as open space, local
facilities and the countryside for all to enjoy a
healthy lifestyle.

° Provision of affordable homes and accessible
housing to meet the District’s housing needs.

° Consideration of residential and other amenity
within development proposals.

° Promotion of community safety through
‘designing out crime’ measures in new
development.

° Protection of air quality and other pollution

controls.

° Promotion of cycling and walking as transport
modes.

o Support for new medical, dental and health
facilities.

° Traffic management to improve road safety.
° Promotion of housing renewal areas and other
means of improving the housing stock.

SAFE COMMUNITIES

Attainment of Priorities through UDP Policies

° Promotion of community safety through
‘designing out crime’ measures in new
development.

° Traffic management to improve road safety.

LIFELONG LEARNING

Attainment of Priorities through UDP Policies

° Co-ordination of school land and building
requirements to ensure educational needs
can be met.

. Promotion of school facilities for wider
community use.
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Community Strategy Priority

A GOOD ENVIRONMENT AND STABLE
COMMUNITY

Attainment of Priorities through UDP Policies

° Management and control of waste.

° Promotion of public transport, cycling and
walking.

° Promotion of Green Transport Plans.

° Provision of community and rural transport.

° Maintaining the viability and vitality of town
centres.

° Provision and protection of open space and
sports and recreation facilities.

° Protection of natural resources such as air,
water and energy sources.

° Protection of the heritage and landscape etc.

° Involvement of the public in the UDP process.

° Promotion of high quality design within
development schemes.

° Giving priority to the development of
previously used land.

° Promotion of the refurbishment and re-use of
vacant or underused buildings.

° Provision of a mix of house types and sizes
within new housing developments, including
affordable housing.

° Ensuring the efficient use of land resources
through the achievement of suitable housing
densities.

Sustainability

3.4 Rapid changes in the twentieth century have
combined to produce a wide range of global, social,
environmental and economic issues, which have
become increasingly widespread and now have an
effect at the local level in Calderdale. Sustainable
development is a well-established concept which has
arisen in response to increasing concern over the
adverse impact of human activity, particularly because
of the effect it has on the environment and the natural
resources upon which all life depends and
consequently, the quality of people's lives.

3.5 Put simply, sustainable development means
doing things that benefit everyone now and in the
future. This stems from the original Brundtland
definition of sustainable development, “development
that meets the needs of the present, without
compromising the ability of future generations to meet
their own needs” (Our Common Future - Brundtland

Report 1987) which is also adopted in PPG1 ‘General
Policies and Principles’ (1997) and PPG11 ‘Regional
Planning’ (2000). The Regional Spatial Strategy for
Yorkshire and the Humber to 2016 (based on a
selective review of RPG12), published in December
2004, further develops these definitions and states
that:-

"Implicit in these formulations are commitments:-

a. notto cause irreversible damage to the natural
systems that support life;

b.  to aim for no net loss overall in environmental
assets that are valued for maintaining
biodiversity and enhancing the quality of life;
and

c.  to make progress towards all economic,
environmental and social objectives."

3.6 Sustainable development is a key feature of all
Government programmes and ensures that a balance
is struck between environmental, social and economic
issues. The Government's commitment to sustainable
development is built around four broad objectives:-

i maintenance of high and stable levels of
economic growth and employment;

ii.  social progress which recognises the needs of
everyone;

iii. effective protection of the environment; and

iv.  prudent use of natural resources.

3.7 The Government published the consultation
draft of PPS1 'Creating Sustainable Communities' in
February 2004. This set out the role that planning has
to play in facilitating and promoting sustainable
patterns of urban and rural development. This is to
be achieved through:-

i. making suitable land available for development
in line with economic, social and environmental
objectives to improve the quality of life;

ii.  contributing to sustainable economic growth;

iii.  protecting and where possible, enhancing the
natural and historic environment and the quality
and character of the countryside and existing
successful communities;

iv.  ensuring high quality development through good
design; and

v.  ensuring that development supports existing
communities and contributes to the creation of
safe, sustainable and livable communities with
good access to jobs and key services.

The Replacement Calderdale UDP incorporates these
aims.
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3.8 The Regional Spatial Strategy for Yorkshire &
the Humber (RSS) (2004) places the concept of
sustainable development at the centre of the strategy
for the Region. This document is now part of the
Statutory Development Plan for Calderdale as a result
of the provisions of the Planning and Compulsory
Purchase Act 2004.

3.9 Atthelocal level, Calderdale has a long history
of involvement in environmental matters. The Council
carried out a ‘State of the Environment’ Audit during
1993 and an Environmental Charter was subsequently
drawn up and adopted in 1994. In 1997 the
Calderdale Environmental Forum (now the
Sustainability Forum) was established as an advisory
body to look at the many ways in which everyone
could contribute to the quality of life in the District
from an environmental, social and economic point of
view. This culminated in the Council preparing a Local
Agenda 21 Strategy: ‘21 For 21 - A Plan For Living
by Common Sense’ in 2000 which recognises the
importance of achieving sustainable development.
More recently the Calderdale Community Strategy
also identifies sustainable development as one of the
key cross-cutting issues for the District.

3.10 The Council's Corporate Vision, Local Agenda
21 Strategy and Community Strategy set the overall
goals for the District. The UDP complements the
objectives of these plans by providing the spatial
expression of how priorities and locations for land
use will achieve this vision. At its heart is the
importance of achieving sustainable development.
The Plan promotes development necessary to meet
the District’s needs, which is carefully located and
planned to avoid or at least minimise adverse
environmental impact and ensure the most efficient
and effective use of key resources, such as land,
buildings and energy. The strategy of the Plan is
therefore:-

POLICY GP 1

ENCOURAGING SUSTAINABLE
DEVELOPMENT

TO PROMOTE SUSTAINABLE
DEVELOPMENT BY MAKING CALDERDALE
A PLACE WHERE PEOPLE WANT TO LIVE,
WORK AND VISIT THROUGH:-

l. THE IMPROVEMENT OF EMPLOYMENT
OPPORTUNITIES, MIXED USE
DEVELOPMENT, TRAFFIC REDUCTION

MEASURES AND BETTER PUBLIC
TRANSPORT LINKS;

Il.  THE EFFECTIVE PROTECTION AND
ENHANCEMENT OF THE
ENVIRONMENT;

Ill.  THE CONSERVATION AND EFFICIENT
USE OF RESOURCES; AND

IV. THE PROMOTION OF DEVELOPMENT
WHICH RECOGNISES THE NEEDS OF
EVERYONE INCLUDING SAFETY AND
SECURITY ISSUES.

Table 3.2 below identifies the key sustainable
development objectives and how these will be
achieved in the UDP. These objectives are used in
the Sustainability Appraisal of the UDP, which is
described in paragraphs 3.22 to 3.26.

Table 3.2 Key Sustainable Development Objectives

Sustainable Development Objectives

FACILITATION OF ECONOMIC PROSPERITY
AND GROWTH

Attainment of Objectives through UDP policies

° Provision of a range of employment sites.

° Encouragement of employment generating
development.

° Protection of existing employment land and

buildings.

Stimulation of economic regeneration.

° Promoting vitality and competitiveness in the
District's town centres.

° Promotion of tourism and rural diversification.

PROMOTION OF SOCIAL EQUITY, CHOICE AND
INCLUSION

Attainment of Objectives through UDP policies

° Provision of wider opportunity and choice in
housing tenures to ensure everyone has the
opportunity for a decent home and protected

local amenity.

° Regeneration of the communities in
Calderdale.

° Improvement and protection of the

environment to make urban living more
attractive, safe and secure.

° Ensuring accessibility to buildings.

° Protecting, enhancing and providing access
to a diverse range of leisure opportunities,
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Sustainable Development Objectives

such as open space, local facilities and the
countryside, for all to enjoy a healthy lifestyle.

° Inclusive public consultation throughout the
UDP process.

PROTECTION AND ENHANCEMENT OF RURAL
COMMUNITIES, RURAL LANDSCAPE AND ITS
DIVERSE CHARACTER

Attainment of Objectives through UDP policies

° Protection of the Green Belt from
inappropriate development.

° Protection of sites of nature conservation
value.

o Protection of the designated Special

Landscape Area.

Encouragement of rural diversification.

Meeting affordable housing requirements.

Control of pollution, flood risk and air quality.

Encouragement of safe and secure new

developments.

° Increase tree cover in Calderdale and support
woodland management.

° Provision of needed facilities in accessible
locations.

° Stimulation of rural regeneration.

° Protection and improvement of river corridors.

° Protection and conservation of the historic
environment.

MAKING FULL USE OF URBAN LAND
Attainment of Objectives through UDP policies

° Priority to the development of previously
developed land.

° Promotion of the refurbishment and re-use of
vacant or underused buildings.

. Increasing the density of development without
town cramming.

° Protection of open space.

PROTECTION AND ENHANCEMENT OF URBAN
COMMUNITIES

Attainment of Objectives through UDP policies

° Meeting housing and employment needs in
accessible locations within or close to main
settlements.

Sustainable Development Objectives

Stimulation of urban regeneration.
Controlling pollution, flood risk and air quality.
Protection of historic assets.

Protection and creation of open space and
sites of nature conservation value.

° Provision of needed facilities in accessible
locations.

PROTECTION AND ENHANCEMENT OF
RESOURCES

Attainment of Objectives through UDP policies

° Protection, maintenance and enhancement
of biodiversity.

° Promoting development that uses energy as
efficiently and effectively as possible to
minimise waste and pollution.

° Safeguarding natural resources.

° Improving energy efficiency in new
developments.

PROMOTION OF SUSTAINABLE TRAVEL AND
ROAD TRAFFIC REDUCTIONS

Attainment of Objectives through UDP policies

° Promotion and provision of development in
accessible locations close to public transport
nodes to reduce the need to travel.

° Encouraging mixed-use developments.

° Integrated approach to transport to promote
different modes of transport.

° Encouraging environmentally friendly forms
of travel in order to reduce the need to use
the car.

° Maintenance of local facilities.

Increasing density of development.

° Promotion of measures to achieve traffic
reduction.

LIMIT AND REDUCE POLLUTION
Attainment of Objectives through UDP policies

° Minimising travel needs and maximising use
of energy efficient modes of transport.

° Controlling all forms of pollution.

° Encouraging the use of renewable energy
sources.
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Sustainable Development Objectives

° Protection of trees and encouragement of tree
planting.

° Improving the energy efficiency in new
housing.

° Promote waste reduction and a more
sustainable waste management strategy.

° Traffic reduction measures.

These objectives are established in the Part One and
Part Two policies of the UDP. They provide a robust
basis to ensure that sustainable development is
achieved throughout the Plan in the context of the
strategy identified in POLICY GP 1.

Location of Development

3.11  Advice from the Government in PPG12
‘Development Plans’ (1999), PPG13 ‘Transport’
(2001) and PPG3 ‘Housing’ (2000) and RPG12 (2002
and 2004) all stress the importance of promoting more
sustainable locations for development. This involves
maximising the use of the existing transport
infrastructure and providing more high quality public
transport opportunities to encourage people to travel
by more sustainable modes where possible, reduce
the need to travel and reduce associated pollution
levels. The Plan also aims to achieve sustainable
development objectives by promoting urban and rural
regeneration and the strengthening of existing
communities. Strategies to assist economic, social
and environmental regeneration play a central role in
making the District an attractive place in which to live
and work.

3.12  An integrated approach to land use and
transportation planning is essential if the Council’s
aims of providing equality of opportunity for all, traffic
growth reduction and the further development of
sustainability are to be achieved. It is important that
development does not exacerbate existing transport
problems or create new ones and contributes to
sustainable development objectives. In particular,
travel opportunities for the disadvantaged (including
people without access to a car, those with disabilities
and those who are elderly) should be equally as good
as for those who benefit from usage of a car, whilst
opportunities to reduce the reliance upon the private
car should be provided. It is therefore essential that
the location of development is considered within a
framework which takes into account public transport
provision and general levels of accessibility for private
cars. POLICY GP 2 requires that development is

located in sustainable locations and helps to define
these by reference to transport corridors and
previously developed land. For the purposes of the
interpretation of the Policy Calderdale has three major
transport corridors (a transport corridor is defined in
POLICY GT 3) -

i. A58 East/A6036/A646/A58 West Corridor:
Bradford-Shelf-Northowram-Halifax and
Leeds-Hipperholme to Halifax continuing to
Mytholmroyd, Hebden Bridge, Todmorden,
Rochdale/Burnley and through Ripponden to
Oldham, including the Caldervale Railway
routes;

ii.  A629 Huddersfield to Elland to Halifax to
lllingworth (Keighley); and

iii. A641 Huddersfield to Brighouse to Bradford.

The sequence of preferred locations for development
accords with those set out in RSS (2004) Policies P1
and H2.

Within rural areas, the Council will weigh the benefits
of development in terms of the regeneration of the
rural economy and social wellbeing, against any
possible lack of public transport provision. The
Council will not preclude development in rural areas
just because of a lack of public transport provision.
The following Part One Policies will therefore apply:-

POLICY GP 2
LOCATION OF DEVELOPMENT

IN ORDER TO PROMOTE DEVELOPMENT IN
SUSTAINABLE LOCATIONS, REDUCE
TRAVEL DEMAND AND TO PROTECT THE
COUNTRYSIDE, ALL NEW DEVELOPMENT
SHOULD BE SITED WITH REGARD TO THE
FOLLOWING SEQUENCE OF LOCATIONAL
PREFERENCES:-

l. ON BROWNFIELD LAND WITHIN AN
URBAN AREA WHICH IS WELL
RELATED TO THE ROAD NETWORK,
ACCESSIBLE BY GOOD QUALITY
PUBLIC TRANSPORT, AND TO
SERVICES/ FACILITIES WITHIN THE
URBAN AREA,;

IIl. ~ ON AN INFILL SITE WITHIN THE MAIN
URBAN AREAS ACCESSIBLE BY GOOD
QUALITY PUBLICTRANSPORT, CLOSE
TO SERVICES/FACILITIES AND
SUBJECT TO ACHIEVING URBAN
GREENSPACE AND CONSERVING OR
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ENHANCING THE CHARACTER OF THE
AREA;

llI.  ON A SITEWITHIN ATRANSPORT
CORRIDOR FORMING AN EXTENSION
TO THE URBAN AREAS OF HALIFAX,
BRIGHOUSE OR ELLAND, SERVED BY
GOOD QUALITY PUBLIC TRANSPORT,
ACCESSIBLETO JOB OPPORTUNITIES
AND SERVICES/FACILITIES.
PREFERENCE TO BE GIVENTO A
PREVIOUSLY DEVELOPED SITE
BEFORE GREENFIELD LAND;

IV.  WITHIN THE MARKET TOWNS OF
TODMORDEN AND HEBDEN BRIDGE
OR WITHIN THE SMALLER
SETTLEMENTS OF MYTHOLMROYD,
NORTHOWRAM, RIPPONDEN AND
SHELF ON SITES ACCESSIBLE BY
GOOD QUALITY PUBLIC TRANSPORT,
WELL RELATED TO THE ROAD
NETWORK, ACCESSIBLE TO JOB
OPPORTUNITIES AND CLOSE TO
SERVICES/FACILITIES. PREFERENCE
TO BE GIVEN TO PREVIOUSLY
DEVELOPED LAND BEFORE
GREENFIELD SITES;

V. ON A GREENFIELD SITE IN A
TRANSPORT CORRIDOR, ACCESSIBLE
BY GOOD QUALITY PUBLIC
TRANSPORT, WELL RELATED TO THE
ROAD NETWORK, ACCESSIBLE TO
JOB OPPORTUNITIES AND CLOSE TO
SERVICES/FACILITIES.

GREENFIELD SITES SHOULD BE AVOIDED
AND ONLY REGARDED AS ALAST RESORT.

NOTE: This policy should be read in
conjunction with the sequential approaches
for shopping, leisure and housing
development within the specific sections.

The Regeneration and Renaissance of
the District

TheVision for the Regeneration and Renaissance
of Calderdale

3.13 Calderdale Council’s vision statement is noted
at the start of this Section. One of the Council’s
corporate priorities that underpins this vision is the
promotion of sustainable economic growth, respecting
local heritage and improving our towns, villages and
neighbourhoods. The successful regeneration and
renaissance of Calderdale requires a holistic
approach dealing with the whole range of associated
economic, environmental and social problems in a
comprehensive and co-ordinated fashion. Consistent
with these wider Council objectives, the regeneration
of urban and rural communities is a fundamental
objective for the UDP and a vital component of its

sustainability agenda anrd-is-therefore-encompassed
rthe-Part-One-POLIC-CP-4-

3.14 The UDP and-in—particular POLHCY-GP4;

identifies how priorities and locations for land use can
help to achieve the Council’s vision. The aim is to
foster the regeneration of existing urban and rural
settlements of all sizes, making them more attractive,
high quality and safe places in which to live, work,
shop, spend leisure time and invest, whilst also
protecting and enhancing the attractive features and
tackling problem areas. This approach is outlined in
Policy S3 of the RSS. In addition the Urban and Rural
White Papers (2000) set out the Government'’s broad
approach to help achieve this. Whilst some of the
measures that can be taken to help achieve the aims
are influenced by the planning process, some are not,
but nevertheless these may be of equal significance
to regeneration. The UDP aims to provide the
appropriate framework for land use and development
decisions, which will assist the process of
regeneration.
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The Focus of Regeneration and Renaissance

3.15 There are two principal thrusts to the
regeneration and renaissance agenda that are being
pursued throughout the UDP. The first aim is centred
on urban areas and is founded on the Government's
vision contained in the Urban White Paper 'Our Towns
and Cities: the Future - Delivering an Urban
Renaissance' (2000) that towns, cities and suburbs
should offer a high quality of life and opportunity for
all. The new vision of urban living is of:-

° communities shaping their own future;

° people living in attractive, well kept towns and
cities;

° good design and planning which makes it
practical to live in an environmentally
sustainable way;

° the creation and sharing of prosperity; and

° good quality services that meet the needs of all.

3.16 In short, this is a vision of an urban
renaissance that will benefit everyone, making towns
and cities vibrant and more attractive and secure
places where people will choose to live, and helping
protect the countryside from development pressure.

3.17 The second focus of the regeneration and
renaissance vision is based on the outlying
countryside areas and the overall aim founded on the
Rural White Paper: Our Countryside - the Future
(2000) is to sustain and enhance the distinctive
environment, economy and social fabric of the
countryside for the benefit of all.

How can the Regeneration and Renaissance
Agenda be Achieved?

3.18 The regeneration and renaissance agenda
involves the co-ordination of the programmes and
plans of both public and private sectors to ensure that
resources are used effectively to bring about new job
opportunities, better housing and general living
conditions and to protect and enhance the
environment in its widest sense. The scale and pace
of regeneration will be affected by the availability of
resources and government funding programmes.
Most importantly, the regeneration process should
be led by or at least supported by the people most
affected, the local community. This will require
considerable co-operation between the public and a
number of key partners from the public, private and
voluntary sectors.

3.19 The aims of the regeneration and renaissance
agenda can be achieved through various Council

policies and initiatives, the UDP being one such
means. Within the UDP there are various policies
which either individually or collectively can help
achieve the aims. The UDP’s policies and proposals
will therefore encourage and promote appropriate
regeneration opportunities through:-

° giving preference to the development of
previously developed land;

. providing adequate land in appropriate locations
for employment related purposes;

° providing adequate land in appropriate locations
for housing and ensuring the provision of
adequate levels of affordable housing;

° encouraging the concept of mixed use
development in appropriate locations;

° encouraging retailing in appropriate locations;

° promoting the re-use and redevelopment of
derelict, underused and empty land and
buildings;

° enabling and encouraging housing renewal to
take place;

° maintaining and building healthy communities;

° eradicating social exclusion;

° protecting and creating biodiversity, open
spaces, leisure areas and sports and recreation
facilities;

° promoting safety and crime prevention
measures in development;

° encouraging the provision and use of
sustainable modes of transport;

° protecting areas of environmental importance
from inappropriate development;

o developing tourism; and

° encouraging the diversification of the rural
economy.

320 Ascerdingh—POLSY-GP4identifies—hew
pelicies and propesals canr certrbute 8 the
|e.ge.|e:|atlsn aRe—fenaissance—objectives—of—the

ROHCY-GR4

PROMOHON-OFURBAN-AND-RURAL
REGENERAHON-AND-RENAISSANCE

POHICIESAND-PROPOSALSSHOULD-SEEK
FTO-PROMOTEAND-CONTRIBUTETC-URBAN
ANB-RURALREGENERAHON-AND
RENAISSANCEBY:-

t  STRENGTHENING-ANDBROADENING
THEECONOMICBASE-AND
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b INVORINGTHELOCAL-COMMUNIHES:

3.21 Yorkshire Forward, the regional development
agency for Yorkshire and the Humber has established
two Renaissance Initiatives within Calderdale: one
for Halifax and the other for the Upper Calder Valley.
These initiatives seek to ensure that these areas have
a clear long-term vision of their economic future. Both
Renaissance Projects have provided a focus for
community involvement and have produced long-term
visions of their respective areas. The UDP seeks to
incorporate elements of these visions. The Upper
Calder Valley Renaissance is generally covered in
Section 4 (paragraphs 4.80 to 4.83 and Policy E 19),
whilst that for Halifax is incorporated into Section 6
(paragraphs 6.39 to 6.40 and Policy S 10).

Sustainability Appraisal

3.22 As part of the need to produce a UDP that
achieves sustainable objectives in line with national,
regional and local targets, a Sustainability Appraisal
has been carried out. The aim of the appraisal was
to ensure that sustainable development principles are
integrated into the development plan and that the

impacts of all proposals and policies are properly
assessed and taken account of in the preparation of
the UDP.

3.23 AERC (Applied Environmental Research
Centre) consultants were commissioned to carry out
the Sustainability Appraisal, in accordance with
Government advice. The methodology used was
based on advice from the former Department for
Transport, Local Government and the Regions, the
appraisal framework developed for the review of
Regional Planning Guidance, latest best practice and
also encompassed the sustainability objectives of the
Calderdale Local Agenda 21 Strategy. A Steering
Group involving community and environmental
interests, as well as Council officers assisted
consultants.

3.24 The Sustainability Appraisal of the Plan was
carried out in two stages. Firstly, an appraisal of the
policies and proposals in the first Adopted UDP (1997)
was undertaken. The results of this were incorporated
into a re-written draft Replacement UDP. Secondly,
the new and revised policies and proposals of the
draft Replacement Plan were subject to a further
appraisal. The policies and proposals were further
refined as a result of the second appraisal and were
incorporated into the Replacement Plan.

3.25 The policies and proposals contained in the
Replacement Plan were appraised to determine their
overall sustainability, which together with other
considerations, provided the site selection and
phasing of housing and employment sites.

3.26 The documents prepared by the consultants,
explaining the methodology and summarising the
outcome of the appraisal of policies and proposals,
were published as supporting documents to the
Replacement Plan (see Appendix 3).

Resources and Implementation

3.27 Afundamental element in the implementation
of the policies of the Plan is the availability of financial,
human and physical resources from Calderdale
Council, the private sector, voluntary sector and other
public agencies.

3.28 The Replacement UDP provides a policy
framework to guide and control new development. It
also provides a planning framework for the Council’s
other policies and strategies and helps to influence
the Council’s own spending programmes. Additionally,
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it guides and assists the actions of all other
organisations that have a role to play in Calderdale’s
future.

3.29 Itis recognised that business interests, other
public and private bodies and private individuals will
make much of the investment necessary to achieve
the Plan’s development and environmental objectives.
However, the uptake of sites allocated for new
development will, to a certain degree, be dependent
on the extent to which public agencies are able to
allocate resources to improve infrastructure, the
environment and services.

3.30 Calderdale Council will seek to secure
sufficient resources to enable the various policies
contained in the Plan to be implemented. The Council
has an important role to play in allocation,
co-ordination and implementation of resources.
However, it is restricted in this role due to the finite
and variable supply of resources made directly
available to it. It is therefore essential for the Council
to act as an enabling, as well as an implementing
body, so as to encourage and stimulate the provision
of additional resources to bridge the gap between
those publicly available and those held by other
bodies in order to achieve the goals and objectives
of the Plan. It may also be necessary from time to
time for the Council to exercise its compulsory
purchase powers to enable development to proceed.

3.31 The Council will therefore encourage, when
appropriate, the formation of partnerships between
the public, private and voluntary sectors in order to
rationalise the use of finite resources in the most
efficient and effective manner so as to achieve the
policy objectives of the Plan.
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4 Employment, The Economy,
Tourism and Regeneration

Background to Economic Policy

4.1  One of the corporate priorities of the Council is
to promote sustainable economic growth. The
principle objective is to ensure the retention and
further expansion of the local mixed economy in order
to provide jobs and income for those who seek and
need work. In addition, a sound local economy is a
linchpin in the achievement of sustainable objectives
and without a firm employment base, these objectives
will be undermined and will not be fully realised.
Job-creation, economic development and
regeneration merit prioritisation in the UDP in order
to ensure a range of employment opportunities are
provided and to establish a base on which the
aspirations of sustainability can be realised.

4.2 The performance of the local economy will
largely reflect the economic fortunes of the national
and regional economies and their influence upon local
levels of output, employment, investment, growth or
decline. These influences are largely external but
have direct social and economic consequences for
the workforce of Calderdale. The Council recognises
the limitations of the wider role that it can play in
influencing the local economy but nevertheless it
wishes to maximize all the positive effects it can. The
UDP will assist in bringing land and buildings forward
for development in order to aid enterprise and limit
any adverse effects associated with economic cycles.

4.3 The structure of industry is progressively shifting
away from the traditional large scale manufacturing
and industrial base, around which the major urban
areas grew, towards more specialised companies
and, in particular, a service sector base. Despite this,
manufacturing continues to be a significant feature
of Calderdale’s economy. In many sectors of the ‘new’
economy, companies have an increasingly wide
choice of where to locate. A key strategic aim of
economic policy in Calderdale is to utlise and
promote the positive aspects of the area, such as the
quality of the natural and built environment, social
fabric, wider quality of life and transport linkages. This
is in order to continue to attract inward investment,
as well as securing the retention of existing local
employers, particularly by allowing existing companies
to relocate and expand within the District. The
provision of a good range of quality employment sites
will assist in the realisation of this task. Skilled people
are also an increasingly important competitive
success factor for business. The Council and its

partners will endeavour to continually improve and
widen the District’s skill base in order to continue to
attract and retain a skilled workforce.

4.4 ltisimportant that the District does not become
insular in its provision of investment opportunities. To
maintain dynamism within its economy, Calderdale
needs to continue to attract new investment and
business from outside its boundaries as well as
providing the encouragement and capacity for growth
for its indigenous companies. However, the Council
is mindful that the need to create jobs during the Plan
period will not be met wholly within the District,
despite the allocations of new employment land. Other
areas within the sub-region and further afield will
continue to provide employment opportunities for the
residents of Calderdale. However, the prospect of
further reliance on long-distance commuting to
workplaces is not seen as a sustainable future.

45 The UDP Policies have the objective of
job-creation and retention by protecting and reserving
land and premises to best meet the needs of
employers and employees and enabling a range of
employment opportunities to occur in appropriate
locations. These objectives are reflected in the
following Part One Policy:-

POLICY GE 1

MEETING THE ECONOMIC NEEDS OF THE
DISTRICT

THE EMPLOYMENT NEEDS OF THE
DISTRICT’S MIXED ECONOMY CAN BE MET
BY:-

l. ALLOCATING LAND WHICH MEETS
THE REQUIREMENTS OF EXISTING
CALDERDALE BUSINESSES AND
THOSE BUSINESSES NEW TO THE
DISTRICT;

Il. SAFEGUARDING EMPLOYMENT LAND
AND BUILDINGS CAPABLE OF RE-USE
AND DEVELOPMENT;

lll.  USINGTHE DEVELOPMENT CONTROL
PROCESS, WHERE POSSIBLE AND
APPROPRIATE, TO ASSIST ECONOMIC
DEVELOPMENT THROUGH SECTION
106 AGREEMENTS;

IV. PROVIDING FOR OFFICE USES IN
TOWN CENTRES, AND IN OTHER
APPROPRIATE AREAS SUBJECT TO
CERTAIN CONDITIONS;
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V. PROVIDING FOR WAREHOUSE
DEVELOPMENT IN APPROPRIATE

LOCATIONS;

VI. PROMOTING TOURISM AND RELATED
DEVELOPMENT;

VIl. ACCOMMODATING HOTELS, MOTELS
AND OTHER VISITOR

ACCOMMODATION; AND

VIIl. ACCOMMODATING THE
DIVERSIFICATION OF THE RURAL
ECONOMY.

Primary Employment Areas

4.6 Inthe urban areas of Calderdale there are areas
in which industrial and business uses predominate.
It is in these Primary Employment Areas (PEAS)
where development is encouraged which supports
the existing employment activities in order to retain
and encourage the creation of jobs. The established
land use activities in the PEAs provide a range of
local job opportunities close to where many people
live and which are accessible by private and good
quality public transport. In seeking to make the most
effective use of resources it is considered that
maximum use should be made of existing urban
buildings and land commensurate with environmental,
amenity and safety factors. Measures to safeguard
and further develop employment opportunities and
stimulate investment in these areas are encouraged.

4.7 Aswell as offering support and encouragement
to traditional manufacturing industry in the PEAS, the
UDP seeks to promote offices, high technology
development and light industry (as set out in The
Town and Country Planning (Use Classes) Order
1987 Class B1), which are crucially important as
sources of jobs. It is considered that flexibility in the
use of PEAs will allow for the broadest range of jobs
to be created and retained, which in turn will improve
the diversity and strength of the local economy. The
PEA designation does not safeguard land for just
employment uses, but other applicable UDP policies
may restrict non-employment development. Of
particular relevance Policy E 5 seeks to safeguard
for employment use, land and buildings which are
either currently used or whose last use was for
employment purposes. The use of PEAs for retail or
leisure purposes, which cannot be accommodated in
town centres, may be acceptable in appropriate
circumstances provided that the development is
accessible by good quality public transport and
satisfies the sequential approach. Retail and major
or intensive leisure development should also be able

to demonstrate the ‘need’ for the proposal. (ROHCY

GS2Peliey-S1-and-Policy S 2 are of relevance).
The following Policy applies to PEAs:-

Policy E 1
Primary Employment Areas

Within the defined Primary Employment
Areas as shown on the Proposals Map,
development proposals within Use Classes
B1, B2 and B8 will be permitted provided that
the proposed development:-

i. relates well in scale and character to
the locality;

ii. does not create any unacceptable
environmental, amenity, safety, highway
or other problems;

iii. is accessible by good quality public
transport as existing or with
enhancement and offers pedestrian and
cycle access; and

iv. is consistent with other relevant UDP
policies.

Any proposals for other employment uses,
which can include retail or leisure uses, will
be determined having regard to the criteria
in this policy and other applicable UDP
policies.

Employment Development Outside the
Primary Employment Areas

4.8 There are areas within the District where the
population suffers from a lack of local employment
opportunities and finds it difficult to reach the main
areas of employment. These are the predominantly
residential areas of main towns, but include a scatter
of small settlements and villages in the outlying parts
of the District. Within these areas existing small
commercial areas and established manufacturing
firms that provide a range of local jobs that should be
maintained and encouraged. The provision of job
opportunities within these localised areas is important
and support will be given to small-scale job-creating
enterprise and the development of locally based
employment outside the PEAs. At the same time
highway, amenity and environmental considerations
will continue to place constraints upon extensive
development in such areas. Accordingly:-
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Policy E 2

Employment Development outside the
Primary Employment Areas

Outside the Primary Employment Areas
shown on the Proposals Map appropriate
development proposals within Use Classes
B1, B2 and B8 including extensions to
existing premises will be permitted provided
that the proposed development:-

i relates well in scale, character and
function to the locality;

ii. does not create any unacceptable
environmental, amenity, safety, highway
or other problems;

ili. is accessible by good quality public
transport as existing or with
enhancement and offers pedestrian and
cycle access; and

iv. is consistent with other relevant UDP
policies.

The Need for New Employment Land

49 The UDP seeks to ensure that there is an
adequate supply of employment land to meet the
needs of existing and new firms. Without the
availability of sufficient land and property in
appropriate locations and of the right price and quality,
business performance will suffer. Unsuitable premises
and sites can increase costs and constrain growth,
whereas suitable accommodation can lower costs,
increase profits, and enhance survival and growth
rates. Most employment land is in private ownership,
being held by owners for their own purposes, a factor
which could limit the Council’s ability to control or
influence the efficient and effective use of land for
employment use. The majority of employment land
tends to be concentrated in the Lower Calder Valley
where there are fewer topographical constraints and
there is proximity to the M62 motorway. In the western
parts of the District there are fewer sites and limited
potential by virtue of physical, access and
topographical constraints. Where there is an
opportunity to bring forward land within the main
towns for employment use, encouragement will be
given through UDP policies.

4.10 InJune 2000, Calderdale MBC commissioned
an independent consultancy (the Business
Environments Group) to provide an objective
assessment of Calderdale’s present and future

economy and economic land supply in order to inform
the Replacement Plan. A report was produced in
February 2001 that assessed the District's economic
prospects and requirements for the next 20 years and
recommended new employment site locations. An
important consideration in the location of new
employment sites is that economic development
needs to be channelled into those areas where the
market is prepared to invest. It is for this reason that
an external economic consultant was utilised in order
to provide an impartial and objective market
perspective to employment site selection. The
economic consultant’s report informs this section of
the Replacement Plan and has been published by
the Council as a supporting document (see Appendix
3).

Current Employment Site Provision

4.11 The employment site allocations in the former
UDP (1997) have achieved mixed success in
delivering the aspirations of the UDP. Some of the
employment sites did not possess the attributes that
meet the requirements of modern industry and
business. However, the Lowfields Business Park in
Elland has demonstrated that there is demand for
employment land in Calderdale providing that the
circumstances are right, i.e. well accessed, flat sites,
close to centres of population and the M62 motorway.
Lowfields has not only satisfied demand from
indigenous companies seeking to expand or
consolidate in more efficient, modern premises, but
has also drawn new inward investment to add to the
District’s business stock and employment base.
Lowfields has almost been fully developed and similar
opportunities should continue to be provided in the
Replacement Plan.

The Provision of Employment Land for
Local Companies

4.12 Employment land needs to be available for
local companies. Much investment in new products
and processes takes place within existing firms. Many
local companies have established local workforces,
suppliers and logistical arrangements and therefore
prefer to expand or relocate in or close to their
existing premises. Future investment is likely in the
main to be generated from businesses located in the
district, local entrepreneurs, or those willing to
relocate from the sub-region. The UDP provides
suitable employment land to enable local businesses
to continue to operate successfully and flourish in the
future by allowing for any expansion needs to be
accommodated locally.
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The Provision of New Employment Sites

4.13  The retention of a mixed economy in
Calderdale is constrained by the current assets and
opportunities associated with employment land. In
the past, the problems encountered locally in
attracting new inward investment have been further
compounded by the fact that Calderdale has suffered
with the absence of UK and European financial aid
in comparison with adjacentd districts. An examination
of the existing available employment land supply
reveals that there is insufficient land to meet future
need/demand. In order to maintain dynamism within
Calderdale’s mixed economy and to reduce the
requirement for long distance commuting, there is an
overriding need to continue to attract new investment
and business from outside the region as well as
providing the capacity for growth of its indigenous
companies. This can be achieved through the
provision of an adequate and balanced portfolio of
employment sites that provide for different types of
development opportunities up to 2016 (and to have
an available resource for up to a further 2 to 4 years
beyond that date), an approach which is endorsed
by RSS for Yorkshire and the Humber to 2016. This
provision is critical as the supply of developable sites
is reducing, particularly within the prime and preferred
investment locations in the District.

4.14 The quality of employment land provision is a
critical issue. The aim is to ensure that a broad range
of sites and premises are available, which are readily
capable of development and well served by
infrastructure, and which meet the requirements of
existing firms and potential employers in order to allow
the local economy to grow in a sustainable manner.
The Replacement Plan therefore seeks to ensure that
the new allocations are viable and available for
development. The provision of such sites should
ensure that Calderdale continues to retain a diverse
mixed economy both now and in the future, whilst
also helping to assist existing and incoming
businesses to expand or relocate locally and provide
jobs for the more disadvantaged. Failure to provide
sufficient attractive readily developable land will
jeopardise the UDP's responsibility to meet the needs
of existing, emerging and incoming businesses, to
strengthen the local economy and to help reduce
unemployment.

4.15 Economic projections for Calderdale up to
2010 have been produced as part of the Economic
Consultant’s report. The main findings are that a 5.5%
growth in the level of employment within the District
will occur, but with contrasting trends within differing
employment sectors. Manufacturing jobs are likely to

decrease by 16% and Financial and Business
Services jobs expected to rise by almost 37% over
the period to 2010. The implications for the
employment land supply situation is that employment
growth will be concentrated largely in a sector that
would require B1 office space rather than B2 industrial
or B8 warehouse accommodation.

Employment Land Take Up

4.16 In considering the provision and adequate
supply of employment sites, account has been taken
of previous rates of land take up and the anticipated
likely future demand for employment sites in
Calderdale. Employment land take up (within Use
Classes B1, B2 and B8) between 1985 and 1995 in
Calderdale has been at an annual average of 4.5ha
per annum, but between April 1995 and March 2001
this increased to 7.8ha per annum, which directly
correlates to development activity at Lowfields. To
sustain the more recent higher level of land take up,
additional employment opportunities will have to be
provided because at this take up rate there is currently
insufficient employment land to meet future need.
Actual take up rates of land, however, are only part
of the picture and the Council has also had regard to
latent demand, which has been deterred because of
a shortage of developable sites. Ideally, there is
therefore a need to provide employment land in
excess of past take-up rates. In order to provide an
adequate supply of employment land from 2001
through to 2018/2020 (as outlined in Paragraph 4.13)
based on a figure of 7.8ha per annum take-up, in the
region of between 132-148ha of employment land is
required to be allocated. Employment land take up
will continue to be monitored in order to inform future
reviews of the Plan, as part of the Local Development
Framework (LDF).

Amount of Employment Land Provision

4.17 In order to meet the requirements of the RSS
and PPG4 ‘Industrial and Commercial Development
and Small Firms’ (1992) to provide sufficient land for
employment use, taking into account the need to
provide a good choice and mix of sites, together with
an allowance for latent demand, the Council considers
that in the order of 120ha of employment land should
be allocated in the Plan. Therefore:-
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POLICY GE 2
PROVISION OF EMPLOYMENT LAND

PROVISION IS MADE FOR ABOUT 120
HECTARES OF EMPLOYMENT LAND IN
CALDERDALE BETWEEN 2001 AND 2016.

4.18 The employment land provision figure is based
on past land take up rates and projected need arising
from new industrial investment and local expansion
to 2018/2020. There is an additional hidden resource
in land held by companies for their own future use
and there will be other future windfalls arising from
redevelopment opportunities. In addition, a further
resource of approximately 12 to 16ha of windfall
employment land is likely to be contained within the
mixed-use site allocations (this is 25-33% of the total
mixed-use site area) as outlined in Policy E 4. Based
on the 7.8ha land take up rate figure, the 120ha
allocation is below the required 17 to 19 years supply
of employment land, although with the addition of
windfall opportunities and mixed-use sites these
amount to the required level of employment land
provision. The total figure for employment land
allocations in Policy E 3 is below the 120ha in
POLICY GE 2 due to the deletion of Sterne Mill,
Sowerby Bridge (formerly EM58) during the latter
stages of plan preparation. However, this loss is
compensated for by the introduction of the Sowerby
Bridge/Copley Regneneration Action Area which
includes land for employment purposes.The 120ha
of allocated employment land is made up of:-

i. 58.61ha of land allocated as part of the former
UDP (1997) as Employment Sites which have
not been developed but which serve
sub-regional and local development
requirements and are carried forward into the
Replacement Plan as new employment sites.

i. 37.68ha of employment land designated in the
former UDP as Primary Employment Areas that
have not been developed but which serve
sub-regional and local development
requirements and are given the status of new
employment sites in the Replacement Plan.

iii. 23.65ha of land allocated as new employment
sites that can serve sub-regional and local
development requirements.

The Allocation of New Employment Sites

4.19 The principle constraints for developing new
employment sites in Calderdale are topography,

development/site preparation costs, the risk of
flooding and access to the strategic road, motorway,
rail and canal networks. Other issues of importance
in considering the location of new employment sites
are the accessibility of the site by public transport,
environmental issues and the compatibility of
neighbouring uses.

4.20 The Economic Consultant's report states that:
“Ideally Calderdale should focus infrastructure
investment on:

° A supply of competitive sites which capitalize
on the opportunities of the M62 corridor growth
pole;

° Opportunity corridors which develop the
advantage of existing links to the M62 corridor
and to other strategic road and rail services
infrastructure;

° Sites which can be served cost-effectively by
public transport;

° Sites which can be linked effectively to Halifax
town centre and to one or more of Calderdale’s
other population centres.”

4.21  The Lower Valley areas along the Sowerby
Bridge-Elland-Brighouse axis present Calderdale’s
preferred employment development locations. The
area benefits from relatively flat topography, access
to the strategic road network especially to the M62,
railway links, good public transport, and close
proximity to Halifax and the majority of the District’s
population. These are locations that have attracted,
and are likely to continue to attract, developers and
businesses. New employment sites have been sought
in these locations, but unfortunately there are only
limited opportunities to add to the employment land
resource in these prime locations. More extensive
provision and opportunities could exist in North
Halifax, but because of its remoteness from and
problematic access to, the motorway corridor, it is
considered to be a location suited primarily to
relatively small-scale local companies. Elsewhere
within the District, opportunities to provide new
employment sites have been sought to meet the
needs of existing local businesses and new start-ups.

4.22 Principally, the Council would wish to
concentrate the provision of new employment sites
within the urban areas (particularly on previously
developed land), subject to being able to deliver a
continuing land supply of sufficient quantity and
quality in order to assist urban regeneration and to
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encourage economic growth, whilst safeguarding the
environment and the countryside. Unfortunately, there
is a limited supply of developable land in the urban
areas and much of the land that does exist suffers
from severe constraints that dictate that it is unlikely
such sites would actually be developed in the Plan
period. In such circumstances, economic regeneration
is likely to be frustrated rather than aided. The Council
has had regard to the advice in the RSS (Policy P2),
which states that the release of Green Belt land can
be justified by the need to enable development to
proceed to achieve economic regeneration or to
maintain a buoyant economy. Consideration has
therefore been given to the re-designation of sites to
accommodate employment-related development and
the Green Belt boundary has been amended to
accommodate an important proportion of the overall
provision of new employment land. Four Green Belt
sites totaling 12.71ha of land are reallocated for
employment uses. Much of this is in the eastern part
of the district close to the M62 motorway.

4.23 The RSS states that various types of regionally
significant sites should be reserved and protected
from inappropriate or piecemeal development. The
designation of these regionally significant sites is a
matter for the Yorkshire and Humber Assembly in the
context of the Regional Employment Land Survey
that they are undertaking. Of the new employment

sites allocated in Policy E 3 it is considered that only
the Wakefield Road site at Clifton (EM42) could
potentially fulfil the characteristics of a regionally
significant ‘premium’ employment site. Due to various
constraints it is likely that the Yorkshire and Humber
Assembly will view all other new employment site
allocations as not of the requisite size or
characteristics to be considered as regionally
significant (although they will serve sub-regional and
local development requirements). In addition, of the
sites allocated in the Plan, the Council considers that
some of these should be restricted to specific types
of employment use. B1 office and technology parks
have strict locational requirements that distinguish
them from normal B1/B2 industrial developments.
Given the very limited number of sites capable of
meeting such criteria, good use of resources dictates
that certain sites are restricted to B1 office/technology
parks only. Sites may also be restricted to certain
uses in order to protect the amenity of local residents
where this is appropriate. Proposals for development
on new employment sites will be assessed against
the criteria within Policy E 3 and other relevant UDP
policies. In particular regard should be had to the
requirements of POLICY GT 5 and Policy T 1 that
outline the need for Transport Assessments and
Travel Plans. The new employment sites together
with any restrictions on specific sites are set out
below:-

Policy E 3

Sites Allocated for Employment Use.

The following sites are allocated to provide land for employment purposes within Use Classes B1
to B8 and are shown on the Proposals Map.

Proposals within Use Classes B1 to B8 will be permitted provided that the proposed development:-

i does not create any unacceptable environmental, amenity, safety, highway, or other problems;

ii. is not for piecemeal development that would prejudice the comprehensive development of
the site; and

iili. is consistent with other relevant UDP policies.

Proposals for employment uses not within Use Classes B1 to B8 will only be supported in
exceptional circumstances where the proposal is justified and complimentary (in terms of size
and function) to Use Classes B1 to B8. Proposals for other non-employment uses will be resisted.

EM1§ Birds Royd Lane, Brighouse 1.31
EM11A Atlas Works and Ainleys (formerly EM40), Elland 6.36 PDL/GF
EM16 Wistons Lane, Elland 1.25 GF
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EM17 Century Road, Elland 1.67
EM31 Burnley Road, Mytholmroyd 0.7 GF
EM368 Former Power Station 8.73 PDL
EM42* Wakefield Road, Clifton 25.5 GF
EM44** Southedge Quarry, Hipperholme 13.09 GF
EM46 Adjacent to Surfachem, Huddersfield Road, Elland 3.73 GF
EM478 Stainland Road (north of river), Elland 2.5 GF
EM508 Halifax Road, Ripponden 1.86 GF
EM51 Burnley Road, Tenterfields, Luddendenfoot 2.25 GF
EM52 West of Holmfield Industrial Estate, Holmfield 6.1 GF
EM538§ Shroggs Road, Ovenden 6.62 GF
EM548 Bacup Road, Gauxholme, Todmorden 0.59 PDL
EM56 North of Holmfield Industrial Estate, Holmfield 6.8 GF
EM57 Adjacent to Halifax Bank plc, Wakefield Road, 4.02 GF
Sowerby Bridge
EM598 Former Mons Mill, Burnley Road, Todmorden 2.32 PDL
EM608§ River Street, Brighouse 1.69 GF
EM618 Mytholm Works, King Street, Hebden Bridge 2.03 PDL
EM62 Armitage Road, Brighouse 0.73 GF
EM63 Adjacent to Foseco Ltd, Holmfield Industrial Estate, 1.73 GF
Holmfield
EM64 Hays Lane, Mixenden 0.57 GF
EM65 Shay Lane, lllingworth 0.61 PDL
EM678 Lowfields, Elland 5.07 PDL
EM68 East of Brighouse Road, Hipperholme 7.43 PDL/GF
TOTAL 115.26

PDL = Previously Developed Land GF = Greenfield

8§ = A flood risk assessment is required to be undertaken on these sites. It is the responsibility of
the developer or applicant to undertake the flood risk assessment.

*Use of site EM42 (Wakefield Road, Clifton) will be restricted to office/business park development
within Use Class B1 (a) Office uses, and B1 (b) Research and development of products or processes.

*EM44 (Southedge Quarry, Hipperholme) A small scale ancillary element of hotel, restaurant and
public house development may be acceptable in order to ‘pump-prime’ B1 to B8 development.
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Development of this site is dependant upon a satisfactory resolution of traffic issues at the
Hipperholme traffic lights. Permission will not be granted unless a solution, which may be financial
contributions from developers of the site, has been achieved.

Mixed Use Allocations

4.24 A rationale behind the previous UDP (1997)
was that, where appropriate, it sought to separate
incompatible land uses such as employment and
housing. Whilst this approach is still relevant, where
certain conflicting land uses are concerned, given
current development pressures on land there exists
an increasing desire to seek to make the most
effective and sustainable use of land. As a response
to this objective the Government advocates the
concept of mixed-use development, which is
principally outlined in PPG4 ‘Industrial, Commercial
Development and Small Firms' paragraphs 14 to 19.
The notion of mixed-use developmentis not new, and
basically involves the development of more than one
use on a site or within a building and often seeks to
establish a higher density development in a manner
that produces an effective and sustainable
development. Mixed-use development can help create
vitality and diversity, increase access to work for local
people, reduce the need to travel, make efficient use
of brownfield land and can be more sustainable than
development consisting of a single use. A mixed-use
development allows for flexibility and could
incorporate a range of uses such as residential,
employment, retail, leisure and other community
facilities. However, given the relatively small size of
most suitable sites in Calderdale, it is unlikely that all
these uses could be combined on a single
development site.

4.25 Mixed-use development is not appropriate for
every site. For example, on a large-scale employment
site that represents a scarce resource, the
introduction of residential development could diminish
the full employment potential of the site. However,
mixed-use development can help to kick-start the
development of difficult sites, for example by including
a cost effective use such as residential in order to
help to overcome prohibitive site preparation costs.
As such, where it is appropriate, the mixed-use
concept will be considered as a development option
throughout the District.

426  There can sometimes be an imbalance
between the number of available jobs and people in
certain locations. An aspiration is to try to redress any
such imbalances by helping to support and strengthen
the range of employment opportunities present in

local areas. However, the occurrence of incompatible
uses can cause problems for the occupiers both of
new and existing developments. Any mixed-use
development site or proposal will need to fit in with,
and be complementary to, their surroundings. An
important consideration in any mixed-use scheme is
that the character of existing residential areas should
not be undermined by inappropriate new uses.

4.27 The most significant and appropriate form that
mixed-use should take in Calderdale is the mix of
housing and employment. However, not every form
of employment will be suitable. The Use Classes
Order dictates that any B1 use must be capable of
being undertaken in any residential area without
detriment to the amenity of that area. It is this specific
form of employment (which encompasses uses such
as offices, high tech industry, research and
development, studios, and light industry) which
together with housing will be supported in mixed-use
areas as shown on the Proposals Map. Other forms
of employment uses and ancillary facilities may also
be supported, such as within the A1, A2 and D2 Use
Classes and social and cultural facilities, but
employment uses within Use Classes B2 or B8 will
not generally be supported as they are not considered
to be compatible with residential areas.

4.28 Inorder to allow flexibility to develop attractive,
imaginative and viable schemes, the area and amount
of land appropriate to each particular land use on a
mixed-use site is not specified. However, the
Council's objective is to achieve mixed-use
development on these sites and, with the exception
of the former Transco Site (MU2) which may be
developed solely or predominantly for residential
purposes, it is not envisaged that schemes for a single
land use, or schemes that include disproportionately
high amounts of a particular land use, will be viewed
as acceptable. Conditions on planning permissions
or planning obligations will be used to secure an
appropriate mixture of uses and to ensure that all
elements of a scheme are implemented as proposed.
Developments could involve the use of buildings or
land whose current or last use was for employment
purposes for non-employment uses. Within the
identified mixed-use sites, securing development that
provides a satisfactory mixture of uses on the site as
a whole, will outweigh Policy E 5 considerations.
Policy E 4 does allow for the extension of existing
premises or proposals that support existing uses
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within the site. Policy E 4 lists larger sites that are UDP Policy objectives. The mixed-use sites together
allocated as mixed-use sites. Consideration will also with any restrictions on their development are set out
be given to proposed mixed-use development outside below:-

these areas where the use would not undermine other

Policy E 4
Sites Allocated for Mixed-Use

The sites in the table below are allocated to provide land for mixed-use development and are shown
on the Proposals Map.

E4A: Within these areas development proposals which include a mix of residential and appropriate
employment uses as outlined in the table will be permitted provided that the proposed development:-

i relates well in scale and character to the locality;

ii. does not create any unacceptable environmental, amenity, safety, highway, or other problems;

iii. is not for piecemeal development that would prejudice the comprehensive development of
the site; and

iv. is consistent with other relevant UDP policies.

E4B: Within mixed-use sites, applications for a single use, or that comprise a disproportionately
high amount of a particular use, will only be permitted in exceptional circumstances. Such
applications will need to be justified either in terms of their non-suitability for mixed-use
development or in terms of their contribution to the overall mixture of uses within the locality.

E4C: There are significant physical constraints on the development of the former Transco Site
(Site MU2), which are regarded as the circumstances justifying an exception to the general
restrictions on uses within mixed-use sites. In view of these constraints a residential development
or mixed-use development with predominantly residential uses together with limited or ancillary
other uses would be acceptable subject to the criteria set out in E4A.

E4D: Ancillary community facilities and other forms of land use (including extensions to existing
buildings and proposals which support existing uses) will also be acceptable providing that they
are compatible with residential development and comply with the above criteria.

Site Ref Location Size (Hectares) Status Appropriate Use
Classes

West of Boothtown 15.35 PDL/GF A2, B1*, C1, C2, C3,
Road, Boothtown, D1 and ancillary small
Halifax scale Al and A3
MU2 § Former Transco site, 3.76 PDL Al* A2, B1*, C1, C2,
Mulcture Hall Road, C3, D1 (See also
Halifax clause E4C)
MU3 Former Horses at Work 2.92 PDL Al*, A2, B1* C1, C2,
site, South Parade, C3,D1
Halifax
MU4 § Sugdens Mill, Mill Royd 3.28 PDL Al* A2, A3, B1*, C1,
Street, Brighouse C2,C3, D1, D2*
MU5 Dewsbury Road, Elland 4.71 PDL Al*, A2, A3, B1* C1,

C2, C3, D1, D2*
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Site Ref Location Size (Hectares) Status Appropriate Use
Classes

Broad Street, Halifax

MU8 Drakes Industrial
Estate, Shay Lane,
Halifax (formerly EM28)

MU9 Parade of Shops,
Mixenden Road,
Mixenden

MU10 Furness Avenue,

lllingworth, Halifax

PDL = Previously Developed Land

Footnotes:-

3.65 PDL/GF

0.40 PDL

3.47 PDL

Al, A2, A3, B1* C1,
C2,C3,D1, D2

A2, B1* B2, B8, C1,
C2,C3,D1l and
ancillary small scale
Al and A3

Al, A2, A3, B1, C1,
C2,C3,D1, D2

A2, B1* C1,C2,C3
D1 together with a
significant proportion
of Open Space

GF = Greenfield

*Uses subject to an assessment against the sequential approach for retail, key town centre, leisure
and office developments, and an assessment of the need for retail developments (ROLHEY-GS2;

Peliey-S-2, Policy S 2 and-Peliey-E-8 are of particular relevance).

§ = A flood risk assessment is required to be undertaken on these sites. It is the responsibility of
the developer or applicant to undertake the flood risk assessment.

Safeguarding Employment Land and
Buildings

4.29 The land supply for employment uses, in terms
of the range and quality of sites available, is limited
and the employment land portfolio is characterised
by a distribution of small sites, mainly in urban areas.
Wherever possible, the Council will actively work to
overcome constraints that prevent the re-use of such
land and property for new employment uses.

4.30 Whilstit is important to maintain employment
opportunities by making the best and most
appropriate use of available land and existing
buildings, not all premises will be either in a suitable
location or be readily re-usable for modern
employment use. Re-use or redevelopment for
employment use of some of these premises could
never occur. In order to avoid premises remaining
idle and becoming derelict with consequential adverse
environmental effects the re-use or redevelopment
of these particular underused sites and buildings for
appropriate other non-employment uses is the most

suitable course of action. This re-use and
redevelopment will assist in making the best use of
urban land, assist the regeneration of urban areas
and ease pressures on the countryside and the Green
Belt. The approach is tempered by the need to take
into account any scarcities of employment land in
particular localities and the employment potential of
individual sites or buildings.

4.31 In certain cases applicants may seek to
demonstrate that there is no demand to use a
building/site  for employment purposes. Such
applications should be accompanied by evidence to
demonstrate that the building or site has been
adequately advertised on the open market for a
reasonable length of time and that the site has been
widely advertised, with the asking price reflecting the
proposed commercial or business use being
marketed. It is envisaged that a minimum of one year
in the Lower Valley areas of Halifax, Brighouse, Elland
and Sowerby Bridge and a minimum of two years in
the Upper Valley areas of Todmorden, Hebden Bridge
and Mytholmroyd will be necessary in most cases.
However factors such as the size of the available site
and extent/appropriateness of advertising undertaken
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means that evidence about marketing efforts will be
considered on its merits. Applicants may also seek
to demonstrate that a site and/or buildings are not
economically or physically capable of supporting
commercial or business uses. In cases where this
cannot be demonstrated to the satisfaction of the
Council, evidence of marketing the site will usually
be necessary.

4.32  Within the Lower Valley areas of Halifax,
Brighouse, Elland and Sowerby Bridge there is a
reasonable supply of small employment premises
and therefore a more flexible approach has been
taken towards changes in the use of land and
buildings within this area.

4.33 It should be noted that Policy E 5 does not
apply to proposals for new retail or leisure uses as
these are considered to be acceptable other
employment uses provided that they cannot be
accommodated within town centres, the development
is accessible by good quality public transport, the
proposals satisfy the sequential approach and an
assessment has been carried out of the need for such

developments as laid out in POHESY-GS2Peliey-S
4 Policy S 2 and Policy CF 10.

4.34  Sites that are allocated as new employment
sites will be protected for employment purposes only
and development proposals on such sites should not
be assessed against Policy E 5 of the plan. The Policy
is set out below:-

ii. the application site is within an area
identified as Town Centre, New Housing
Site, or Mixed-Use Site by the Plan;

iii. it can be demonstrated that the site
and/or buildings are not economically
or physically capable of supporting
industrial, business (Use Class B1, B2
and B8) or other employment
generating uses and that other UDP
objectives can be achieved by the
development;

iv. no demand exists to use the site for
employment purposes and this is
justified by evidence demonstrating the
site has been adequately advertised on
the open market for a reasonable length
of time with purchase/lease costs set
at an appropriate level to reflect the
employment potential of the
site/building in the local market;

v. the establishment of a new use is the
only practical means of retaining a
building of architectural or historical
significance; and

vi. the site forms part of a wider
regeneration proposal supported by the
Council and an alternative use would
be more appropriate and meet other
UDP objectives.

Policy E5

Safeguarding Employment Land and
Buildings

Proposals for non-employment uses which
involve the loss of land resources and/or
buildings which are either currently or whose
last use was for industrial, business, office
(Use Classes B1, B2 and B8) or other
employment uses, will be permitted
providing one or more of the following

apply:-

i the employment site is within an urban
area in the Lower Valley areas of
Halifax, Brighouse, Elland, or Sowerby
Bridge, is less than 0.3 hectare in area,
but is not within a Primary Employment
Area or designated New Employment
Site;

The Development of Employment Sites
for Non-Employment Uses

4.35 The development of sites for non-employment
uses, whose current or last use was for employment
purposes (Use Classes B1, B2 and B8), will see the
loss of such resources for the foreseeable future. In
such circumstances it is considered that there still
exists an opportunity to make a contribution towards
longer-term economic development and job retention
and growth within an area. Where a non-employment
generating use for a site is proposed, developers may
be requested to make provision for an appropriate
contribution towards alternative and beneficial
economic development in the local area. Such a
measure will achieve a direct link between the
irretrievable loss of potential employment prospects
on the site and the achievement of economic
objectives within Calderdale in an area related to the
site in question. In cases where proposed uses
provide some employment, but clearly do not have
the potential to provide the same quantity of
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employment as the present or last use, the Council
may still request a contribution commensurate with
the net loss.

4.36 Contributions will be sought on sites that either
contribute or have previously contributed to
employment provision in Calderdale.

4.37  Where a developer cannot provide an
appropriate physical contribution off-site the Council
will assist the developer in meeting the needs of
continued job creation by accepting a financial
contribution in lieu of physical provision to enable the
provision and maintenance of local employment
generating facilities. Such a commuted sum would
be subject to a planning obligation detailing the
amount of money to be commuted and what the
commuted sum could be used for, or alternatively the
developer could make a voluntary payment to the
Council.

4.38 Any planning obligation entered into should
comply with the requirements of ODPM Circular
05/2005 and funds raised will only be used in a
location within the immediate locality of the funding
development where it should be of direct benefit to
the area. The level of commuted sum should be fairly
and reasonably related in scale and kind to the loss
of jobs and/or employment area/floorspace, taking
into account the total level of financial contributions
that the development incurs (such as contributions
towards highway improvements, affordable housing,
open space provision and education facilities) and
any other abnormal site costs. In order to provide a
framework for this matter the following Policy will

apply:-

POLICY GE 3

THE DEVELOPMENT OF EMPLOYMENT
SITES FOR NON-EMPLOYMENT USES

WHERE NON-EMPLOYMENT USES ARE
PROPOSED ON SITES WHOSE CURRENT
OR LAST USE IS/WAS FOR EMPLOYMENT
PURPOSES (USE CLASSES B1, B2 & B8),
THE PROVISION OF A CONTRIBUTION TO
OFFSET THE PERMANENT LOSS OF SUCH
A LAND RESOURCE WILL BE SOUGHT.
SUCH CONTRIBUTIONS SHOULD HELP
TOWARDS ECONOMIC DEVELOPMENT
THATWILL ASSIST IN BRINGING ECONOMIC
BENEFITS TO THE AREA IN WHICH THE
DEVELOPMENT IS LOCATED, BE FAIRLY
AND REASONABLY RELATED IN SCALE

AND KIND WITH THE EMPLOYMENT
RESOURCE THAT IS BEING LOST AND
COMMENSURATEWITHTHE DEVELOPMENT
PROPOSED.

This policy applies only to sites where the
site area is 0.5ha or more, or where
employment floorspace lost is 1000sgm or
more.

Office Development

4.39 The UDP generally seeks to promote and
encourage office development to locate within defined
town centres. Such an approach will help to increase
the prospect for multi-purpose trips, will maximise the
opportunity to use means of transport other than the
car and will help sustain and enhance the vitality and
viability of town centres. The approach has to be
balanced by the need to protect the retail character
and function of town centres. The intrusion of office
uses into ground floor primary, secondary and tertiary
shopping frontages (as defined in the Plan) could
disrupt the continuity and variety of shopping activity
to the detriment of the vitality in town centres.
Therefore the provisions of Policy S 6, Policy S 7 and
Policy S 8 apply. It should be noted that the provisions
of Policy S 6, Policy S 7 and Policy S 8 do not apply
to the upper floors of buildings and therefore office
development is encouraged on the upper floors of
buildings throughout the defined town centres. The
Town and Country Planning (Use Classes) Order
(1987)(as amended) identifies two different types of
office development. These are A2 offices (defined as
those offices providing financial and professional
services to visiting members of the public) and B1(a)
offices (office development that does not fall within
use class A2).

A2 Office Development

4.40 Whilst A2 development will be encouraged
primarily within town and local centres defined on the
Proposals Map, it is recognised that it may not be
possible or desirable to focus all A2 office
development within such locations. A2 office uses
could quite reasonably be sited outside defined town
and local centres provided that they are intended to
meet the needs of the local community and are
appropriate in scale to that community. Where
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development proposals (below 1000sg m gross floor
area) are not considered to be of such significance
to justify this assessment. Smaller Bl office
development should be considered against Policy E
1 and Policy E 2 of the development plan along with
other business development proposals.

B1 Office Development

4.41 PPS6 and RSS recognise that proposals for
commercial and public office uses should be
encouraged to locate within town centres.
Accordingly, proposals for major Bl office
development (over 1000 sq m gross floor area) will
be primarily encouraged to locate within the town
centres of Halifax, Brighouse, Elland, Sowerby Bridge,
Hebden Bridge and Todmorden. Major B1 office
development can also be appropriate on those new
employment sites and mixed-use sites that have been
specifically identified by the plan as suitable locations
for new Class B1(a) Office development.

4.42 Policy E 7 below sets out a sequential
approach that will be applied when assessing the
suitability of locations for new Major Bl office
development proposals. Smaller Bl office

Policy E 7

Sequential Approach for Major B1 Office
Development

Proposals for Major B1 office development
should be sited in accordance with the
following preferred sequence of locations:

FIRSTLY- within the town centres of Halifax,
Brighouse, Elland, Hebden Bridge, Sowerby
Bridge and Todmorden or within the New
Employment Site EM42 and appropriate
mixed-use sites, where suitable, viable sites
or buildings for conversion are available.

SECONDLY- in accessible edge-of-centre
locations, having good links with the town
centre and where possible within 500 metres
of a railway station or other public transport
interchange, or in district and local centres
where no suitable, viable central sites or
buildings are available.

THIRDLY- in sustainable out-of-centre
locations, which are accessible by a choice
of means of transport and good quality
public transport.

Applications for proposals in edge-of-centre
or out-of-centre locations will be expected
to demonstrate that there are no reasonably
available, suitable and viable alternative sites
within locations higher in the preferred
sequence, and that development of these
sites will support sustainable development
principles.

4.43 In addition to locational criteria outlined by
Policy E 7 above, there is a need to ensure that major
B1 office development proposals are acceptable in
all other respects. Peliey-E-8-below—details—eriteria
, i : I F i
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Warehouse Development

4.44  Warehousing, storage and distribution (Use
Class B8) are essential activities in the modern
economy. These functions tend to occupy large sites,
can be either freestanding or ancillary to other uses,
such as manufacturing, and can offer a variety of job
opportunities. In the past, warehousing tended to
generate fewer jobs for a given area than
manufacturing, although the nature of larger
warehouse developments is changing with many
employing significant numbers of people. However,
these large scale strategically located major
warehouse facilities are unlikely to be developed in
Calderdale given the lack of flat land and the limited
access to the M62 and other main transport links.
Warehouse development, which generates a job
density comparable with that for
manufacturing/business use of an average of 25 jobs
per ha (10 jobs per acre), in appropriate locations will
be supported. The UDP seeks to ensure that Use
Class B8 allocations are located where they can take
advantage of the Strategic Road Network, railways
and canals to assist in effective distribution, but also
that prime employment land which may make a better
contribution to  manufacturing or  business

regeneration is protected in order to help retain a
balanced range of employment opportunities.
Accordingly:-

Policy E 9
Warehousing

Development proposals for new warehousing
(Use Class B8), or warehouse and storage
extensions will be permitted where:-

i. the development site is well related and
has good access to the Strategic Road
Network (as defined in POLICY GT 3),
or

ii. the development site is well related, and
has access to, the rail and/or the
waterways network; and

iii. the expected employment density will
be comparable to that of a new
industrial business use or the
development is required in connection
with existing industrial and business
uses; and

iv. the proposal does not create
environmental, amenity, safety, highway
or other problems; and

V. is accessible by public transport as
existing or with enhancement and offers
pedestrian and cycle access; and

vi. the proposal is consistent with other
relevant UDP policies.

Tourism Attractions and Facilities

4.45 Tourism has an important role to play in the
economy of Calderdale’s towns and rural areas and
brings considerable economic benefits to the region.
A report commissioned by Calderdale Council
concluded that the overall value of tourism in the
Calderdale area in 1998 was an estimated £96 million
and that it directly or indirectly supported an estimated
2,474 full-time jobs and 941 part-time and seasonal
jobs.

4.46  Tourism is likely to be an important driver of
the British economy with 1.4 million people directly
employed nationally. Calderdale has a rich source of
attractions that continue to attract people to the
region. Eureka! and the Piece Hall were amongst the
top ten tourist attractions in Yorkshire in 1998
attracting 320,000 and 350,000 visitors respectively.
The largest tourism income generator along the M62
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corridor is the business market, which accounts for
a quarter of all tourist nights in Calderdale. The leisure
tourism market is more important in the rest of
Calderdale, comprising of overnight stays and day
trips for both individuals and groups. Tourism and
recreation can be major economic forces in rural
areas, which is particularly relevant to the west of the
District.

4.47 Farms may be suitable for appropriate forms
of tourism and visitor development, such as holiday
accommodation, farm trails, working holidays, rural
leisure pursuits or rural crafts. Such developments
assist rural economic diversification and provided that
they are appropriate in scale and comply with other
requirements of the Plan, particularly environmental
and transport requirements, they are likely to be
supported.

4.48 Whilst it is acknowledged that some types of
tourism development have a functional need to locate
within rural areas, it is unlikely to be appropriate to
allow developments that would attract significant
visitor numbers within those areas that are very
remote from public transport facilities and the strategic
road network. The volume of visitors to certain areas
can cause localised environmental problems,
particularly in the attractive Pennine uplands in the
west. The concern is that visitor pressures need to
be managed to ensure that the environment, quality
of life for Calderdale residents and the qualities of
tourism attractions themselves are not eroded. It is
important to make sure that tourism and recreation
opportunities grow to allow opportunities for everyone
to enjoy the District's towns and countryside, whilst
sustaining and enhancing the environment, and
maximising the economic benefits to the local area
and economy. These aims can be achieved by
seeking to maintain the environment that people come
to enjoy and by promoting the regeneration of urban
and rural communities and the conservation and
enhancement of natural and environmental resources.
The key therefore to future tourism policies and
development is to balance the level of tourism with
the capacity that the area can manage in order that
the benefits accrue without causing major
environmental problems.

4.49 The Yorkshire Tourist Board and the Heritage
Strategy for the Southern Pennines consider that the
greatest future tourism benefits will be obtained by
focusing on:-

i. higher quality facilities;

i.  development that seeks distinctiveness rooted
in local and regional culture; and
iii.  more specialist activities.

4.50 Throughout most of Calderdale there is scope
for the development of tourism which is based on
these factors such as the diversification of farms,
enjoyment of the landscape; industrial heritage; the
river and canal network; and the District’s main towns.
Appropriate development to provide more places to
visit, suitable accommodation and supporting
infrastructure such as shops, catering and transport
facilities must be encouraged. The opening of the
Rochdale Canal through to Manchester is recognised
as offering increased potential for tourism
development and stimulating economic regeneration.
Suitable development along the canal that contributes
towards tourism-led regeneration is supported.

4,51 Adequate provision of advice, information and
interpretation is important if the heritage assets that
provide the main attractions for both visitors and local
people alike are to be sustainably promoted and
managed. In order to achieve this the Council is
participating in a South Pennine wide initiative to
establish a Heritage Education and Access Network
(HEAN). The HEAN initiative will incorporate and link
existing information centres, visitor centres, museums,
roadside information points and similar ‘gateways’
where people can gain information or advice about
the heritage of the area. That heritage includes:-

i. the internationally designated moorland habitats.

ii.  theindustrial archaeology of the District that is
of world wide significance.

iii. the cultural heritage that ranges from the
co-operative movement and mechanics
institutes through to modern day poets, writers,
artists and theatre companies.

iv.  the landscape and the generations of farming
and land management practices that have
created it.

v.  the communications heritage which includes an
extensive footpath and rights of way network
(including such significant routes as the Pennine
Way, Pennine Bridleway, Mary Townley Loop
and Calderdale Way), and the canal network.

4.52 This list is not exhaustive and Calderdale has
many heritage features in common with other South
Pennine authorities. The HEAN initiative seeks to
promote the common heritage and promote a
sustainable approach to its management through
education, training, interpretation and information.
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453 The aim of tourism policy is to provide an
enabling framework that will allow appropriate and
sustainable tourism development to take place. The
Government strategy ‘Tomorrow's Tourism’ (1999)
outlines that new tourism development should be
more sustainable by ensuring that it:-

i. is located on public transport routes;

ii.  offers pedestrian and cycle access;

iii. islinked to other infrastructure (such as hotels
and restaurants);

iv. is aesthetically attractive;

v. isin keeping with the quality of the built
environment and identity of the area; and

vi. causes the minimum of environmental damage
during construction, adaptation and operation.

454  Propesals—will-be—censidered—against—he
collowi o

the needs of the business and leisure markets, such
accommodation can make a significant contribution
to tourist activity. Suitable sites for hotels, motels and
other visitor accommodation may be found in both
urban and rural locations. However, it is important
that hotel developments are appropriate to their
location in terms of their character, siting, scale and
appearance and comply with all other requirements
of the UDP.

4.56 Hotels, motels and other Vvisitor
accommodation can add vitality to a town centre area
and help sustain its viability and as such, are regarded
as appropriate uses in principle in the District’s
defined town centres. Other locations within the urban
areas or within suitable buildings within the Green
Belt and the Area Around Todmorden are also
considered to be appropriate locations in principle.
However, new build hotels, motels and other visitor
accommodation are not considered to be appropriate
in the Green Belt and the Area Around Todmorden.
Therefore proposals will be considered against the
following Policy:-

Hotels, Motels and Other Visitor
Accommodation

455 The provision of an adequate and varied
supply of hotel, motel and other visitor
accommodation, for example bed and breakfast and
self-catering accommaodation, is an important element
in securing economic and employment benefits for
the District. By providing improved facilities to meet

Policy E 11

Hotels, Motels and Other Visitor
Accommodation

Development proposals for either new or
extended hotels, motels or other visitor
accommodation within town centres (as
defined on the Proposals Map) and other
urban areas; or, for new hotels, motels, or
other visitor accommodation which re-use
appropriate buildings in the Green Belt or
Area Around Todmorden; or limited
extensions to hotels, motels, or other visitor
accommodation in the Area Around
Todmorden, will be permitted provided that
the proposal:-

i. is appropriate in scale, character and
function to the locality;

ii. is accessible by good quality public
transport as existing or with
enhancement and offers pedestrian and
cycle access;

iii. does not result in environmental,
amenity, safety, highway or other
problems being created; and

iv. is consistent with other relevant UDP
polices.
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Caravans and Camping Sites

457 Caravan and camping sites can make a
valuable contribution to the rural economy.
Developers usually seek sites in the more attractive
outlying areas of the District, where they can be a
particularly intrusive element in the open countryside
as aresult of their scale, siting and appearance. Their
location in remoter areas can also lead to
unsustainable vehicle movements and place an
unacceptable demand on local services and facilities.
It is therefore, essential that special care is given to
the design and location of such sites in order to
minimise their impact.

458 New sites or extensions to existing sites
should integrate well within the landscape and not
have a detrimental effect on the character or visual
appearance of the countryside, sites of nature
conservation value or wildlife interest, or the amenity
of an area. Furthermore, proposals that place an
excessive burden on service provision or cause
highway danger will be resisted.

4.59 Riverside locations are also popular locations
for caravan and camping sites and these may pose
potential flood risk problems. PPG25 ‘Development
and Flood Risk’ (2001), provides specific guidance
in relation to this. In accordance with advice,
proposals will be refused in areas of high flood risk,
where it would be difficult to operate an effective flood
warning system. The Council will consult the
Environment Agency on proposals where there is
likely to be a risk of flooding. Where proposals are
acceptable, planning conditions will be attached
requiring the erection of suitable warning notices and
the preparation of effective warning and evacuation
plans.

4.60 The location of gypsy sites is specifically
covered under Policy H 17 of the Housing Section.

Prepoesals—fer—caravan—or—eamping—-sites—willbe
derod ) hefollowi e

Rural Diversification

4.61 Agriculture (as defined in Section 336 (1) of
the Town and Country Planning Act (1990)) is vitally
important in shaping and maintaining the fabric of the
rural landscape. However, agriculture and its
associated employment base have declined over the
years and it seems likely that this will continue. This
decline and its consequent effects is often
exacerbated and most severely felt in rural areas
where alternative local employment opportunities are
very limited. In PPS7 'Sustainable Development in
Rural Areas' (2004) the Government emphasises the
need to establish and support a thriving rural
economy. It considers that this can be achieved in
part through the diversification of farming activities in
order to provide wide and varied employment
opportunities for rural residents, whilst at the same
time maintaining farming as the backbone of rural job
opportunities.

4.62 The objective of rural diversification policy is
to sustain and diversify the rural economy by
achieving the re-use and adaptation of existing
buildings for commercial, industrial, tourism, sport or
recreational use whilst achieving appropriate
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protection of the countryside. Appropriate
development of new rural buildings can assist in the
diversification of the rural economy, but given the
restrictions of the Green Belt in the east of the district
and the fact that the Area Around Todmorden to the
west of the district is all designated as Special
Landscape Area, new development will be strictly
controlled in the open countryside away from existing
settlements. Proposals for new build development
outside the urban areas are dealt with by Policy NE
4, Policy NE 7 and Policy NE 8 of the Plan. Rural
diversification by conversion can reduce demands
for new building in the countryside, avoid leaving
existing buildings vacant and prone to vandalism and
dereliction and provide jobs and is supported in Policy
E2 of RSS. The approach of the UDP is to seek to
encourage the re-use of existing rural properties for
business and commercial uses. Proposals for other
uses should be accompanied by supporting
information to demonstrate the non-viability of
commercial or business uses. Information could
include evidence that premises are not economically
or physically capable of supporting commercial or
business uses and/or evidence of marketing that has
resulted in no demand to use the premises for
business or commercial uses.

4.63 There are principally three different forms of
rural diversification:-

i. agriculture-based diversification (e.g. alternative
crops, energy crops, woodland management,
livestock or management regimes);

i. farm-based diversification (e.g. farm shops,
farm-based food processing and packing); and

iii.  non-agricultural use of farmland or buildings
(e.g. equestrian businesses, sporting activities,
nature trails, craft workshops, recreational
activities, holiday accommodation,
homeworking/teleworking utilising information
technology and small-scale industries).

4.64 Some forms of diversification may have a low
impact on the environment. Others, involving
increased traffic or public use, particularly those linked
to tourism or commercial activity, might have a much
more significant impact. Notwithstanding the accepted
need for rural diversification, uses which detrimentally
alter the landscape or its biodiversity and/or which
are otherwise contrary to the policies of this plan, will
be resisted (see Section 11).

4.65 The future viability of the rural community
depends largely on its ability to diversify into
non-agricultural activities. The need for rural
diversification and the conversion of buildings for this

use is outlined in Policy E 13. In order to correctly
interpret the following policies a ‘rural’ building is
defined as any building in the Green Belt or within
the Area Around Todmorden. For the avoidance of
doubt, tourist/visitor accommodation is in principle
acceptable and is one of the types of activities
encouraged for the re-use and adaptation of rural
buildings. Proposals for the conversion of rural
buildings to commercial and business uses will be
considered against the following Policies:-

Policy E 13
Encouraging Rural Diversification

The re-use and adaptation of rural buildings
for commercial or business uses is
encouraged. Development proposals for
other uses should be accompanied by
evidence to demonstrate the non-viability of
commercial or business uses.

Policy E 14

The Conversion and Adaptation of Rural
Buildings for Commercial or Business Uses.

Development proposals for the re-use and
adaptation of rural buildings for commercial
or business use will be permitted provided
that:-

i. it is accessible by good quality public
transport as existing or with
enhancement and offers pedestrian and
cycle access, or alternatively, it is
readily accessible (currently or
potentially) to a local residential
workforce;

ii. the site has good road access adequate
for the traffic likely to be generated;

iii. the proposed use does not include
requirements for open storage, parking,
or other associated development that
would unacceptably detract from the
character of the area (unless such
problems can be overcome by
appropriate screening, boundary

treatments and landscaping);
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iv. the proposal does not cause any
unacceptable environmental, amenity,
safety, highway or other problems; and

v. the proposal is consistent with other
UDP policies including policies
controlling development within the
Green Belt, Area Around Todmorden
and Special Landscape Area.

Agricultural, Equestrian and Other Animal
Based Uses

4.66  Whilst farming still makes a significant
contribution to the economy of rural areas, the amount
of agricultural land is currently reducing. However, it
cannot be assumed that this trend will continue if UK
food production requirements are to be met. Indeed,
organic farming is growing both in terms of numbers
of producers and demand, creating opportunities for
further expansion. In Calderdale, the key changes in
the agricultural industry over recent years have been
the reduction in dairy and arable farming and the
decline in the numbers of farm holdings and workers
employed in full-time farming. Restructuring is likely
to continue into the future.

4.67 The Council is concerned that the countryside
is protected both for its own sake and for its value for
food production and recreation. Once developed,
restoration of land to agriculture and the
re-establishment of wildlife habitats are seldom
practical. PPS7 advises that the "best and most
versatile agricultural land should be taken into account
alongside other sustainability considerations". This
relates to land in Grades 1, 2 and 3a of the
Agricultural Land Classification as defined by the
Department for Environment, Food and Rural Affairs
(DEFRA).

4.68 There is very little higher grade agricultural
land in the District, although some limited areas exist
to the east of the District. In accordance with
Government advice, the Council will protect the best
agricultural land within the District from development.
Where development of agricultural land is
unavoidable, areas of poorer quality land should be
used in preference to higher quality land, except
where other sustainability considerations suggest
otherwise. These might include, for example, the
quality of the landscape, its importance for biodiversity
or accessibility to infrastructure or the workforce. To
ensure this land is adequately safeguarded the

following policy will apply (except in the case of
mineral working proposals that should be assessed
against Policies within Section 13):-

Policy E 15

The Safeguarding of Better Quality
Agricultural Land

Development will not be permitted if it would
result in the loss of the best and most
versatile agricultural land unless:-

i. there is an overriding need for the
development to be sited within a
particular settlement or location and
the proposal would provide significant
community, social, economic or other
benefit; and

ii. thereis alack of development
opportunities in already developed
areas; and

iii. itis shown lower quality agricultural
land is not available or its development
is not practicable.

4.69 Farming is an important land use in the
Southern Pennines and has an intrinsic value for
wildlife, particularly within and adjacent to the
moorlands in the west of the District. Calderdale is
dominated by low grade agricultural land which is
nevertheless valuable in supporting the local
agricultural industry. The majority of this agricultural
land falls within Grades 4 and 5 and is limited to
sheep grazing on upland pasture with some beef and
a little small-scale dairy farming in the valley bottoms.
However, despite these areas being of low agricultural
grade, the agricultural practices themselves contribute
to the special character of the Pennine environment
and its nature conservation value and they are
therefore worthy of retention. The Heritage Strategy
for the Southern Pennines (2001) indicates that the
South Pennine landscape and its heritage are under
increasing threat from current changing farming
practices and agricultural intensification. This is
leading to the loss of habitats and a degraded natural
and built landscape. The Heritage Strategy seeks to
maintain the unique landscape character of the
Pennines. The UDP will support and assist where
possible the objectives of the Heritage Strategy.

4.70 The majority of the rural area, including
agricultural land is designated as either Green Belt
or the Area Around Todmorden and protection is
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therefore afforded through-Peliey-NEZ and Policy NE
8. Similarly, the Special Landscape Area designation,
Policy NE 12, particularly in the west of the District
means that new development should respect and
enhance the visual quality of the area.

4.71 Many of the farm buildings are of considerable
age and of traditional design and materials. It is
therefore important that where the Council has
planning control over agricultural and equestrian
developments, through prior approval or planning
permissions, every attempt should be made to
achieve good standards of design. Modern agricultural
buildings, by reason of their size and use of alien
materials, can have a major impact on the
appearance of the countryside and should be sited
and designed to alleviate any harmful effects on visual
amenity.

4.72 Stables and other small agricultural buildings
are often found close to dwellings in outlying areas
and can have an impact on visual amenity. The
following Policy applies:-

Policy E 16

Agricultural and Equestrian Development

Agricultural and equestrian developments
will be permitted provided that:-

i any buildings and other facilities are of
good design reflecting, where
appropriate, local building traditions,
the characteristics of the site and the
use of appropriate materials;

ii. the proposal would not have an adverse
impact on sites of recognised
ecological, geological or conservation
importance;

iii. the proposal would not result in any
unacceptable environmental, amenity,
safety, highway or other problems; and

iv. where appropriate, adequate screening
and landscaping is provided.

Policy E 17

Dog and Cat Boarding/Breeding Facilities

Developments for dog and cat
boarding/breeding facilities will only be
permitted where all the following criteria can
be met:-

i the proposals would not result in any
unacceptable loss of amenity to the
occupiers of property surrounding the
site: in particular, adequate measures
should be taken to control noise from
the site and premises;

ii. the proposal would not result in any
unacceptable environmental, amenity,
safety, highway or other problems;

iii. any buildings and other facilities are of
good design reflecting, where
appropriate, local building traditions,
the characteristics of the site and the
use of appropriate materials;

iv. where appropriate, adequate screening
and landscaping is provided,;

V. the scheme includes full acceptable
details for drainage and the disposal of
foul effluent, including animal faeces.

4.73 Boarding and breeding facilities for dogs and
cats can create amenity and health problems for
occupiers of nearby property. The location of
premises will be carefully considered on their merits
together with detailed arrangements for the
management of the facility to avoid disturbance and
health problems to nearby residents, as set out
below:-

Regeneration of Derelict and Degraded
Land and Buildings

4.74  The Council's corporate priorities include
securing a clean and attractive built and natural
environment and improving the District's towns,
villages and neighbourhoods. Equally, Policy S3 of
Regional Spatial Strategy "Yorkshire and the Humber
Plan' (2004) (RSS) encourages local authorities to
foster the renaissance of existing urban and rural
settlements. One of the principle means of achieving
these aims is through the redevelopment and
regeneration of derelict and degraded land and
buildings that are found throughout Calderdale, the
majority emanating from the stock of industrial and
business premises that are no longer operational.
There are inherent problems associated with such
areas and buildings, since they:-

° are +unattractive and detract from the
appearance of an area;

° can possess major environmental problems;

° reduce prospects for economic development;
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° deter investment in and maintenance of

property;

° can present a public health and safety hazard
and

° are a waste of a finite and valuable resource
i.e. land.

4.75 The Council is seeking to promote the
regeneration of all land and buildings that could
reasonably be considered as derelict and degraded.
The policies do not just apply to those areas that
suffer from contamination or require remediation
works before development could proceed.

4.76 The Government is committed to maximising
the re-use of previously developed land and empty
properties in order to promote regeneration and
minimise the amount of greenfield land being taken
for development, as outlined in PPG3. Additionally,
reclamation of derelict and degraded land and
buildings can:-

° restore community pride;

° improve the quality of life of the local population
through an improvement in the quality of the
environment;

help to improve the image of the district;
attract new investment;

assist with nature conservation; and

improve the environment of the local area.

477  The aspiration, stated in the Urban White
Paper 'Our Towns and Cities: The Future - Delivering
an Urban Renaissance' (2000), is “to bring previously
developed ‘brownfield’ sites and empty property back
into constructive use, turning them from eyesores into
assets”.

4.78 The Council remains committed to re-using
derelict land and buildings in the District as a key
element in its regeneration strategy. A shortage of
building land in the District, particularly for
employment generating purposes, requires that all
appropriate derelict and vacant land and buildings
are utilised to their full potential. Within the land use
policy framework of the UDP the Council will
encourage the private sector in its important role in
the reclamation of land and buildings and where
appropriate will seek to work in partnership with the
private sector. Additionally, the Council will continue
to seek grant aid and other forms of financial
assistance from Yorkshire Forward (the Regional
Development Agency) and external sources in order
to undertake the reclamation of derelict and degraded
sites and buildings for employment purposes.

4.79 The Council's priorities for new uses for
derelict and degraded land and buildings reflect the
wider priority of job creation and retention in order to
provide security and choice of employment related
opportunities. Some sites will be capable of
development once remediation has taken place and
it is important that these sites are brought forward
quickly to allow new employment related buildings to
be developed to meet particular needs. However,
where sites were not previously used for employment
purposes and such a use is not appropriate or
achievable, or where redevelopment for employment
use is unlikely to ever occur (as assessed against
Policy E 5), their re-use or redevelopment for
appropriate other non-employment uses is supported.
The redevelopment of land or buildings must be
appropriate to the character and function of the
locality, and must be complimentary to other uses in
the locality and not create potential conflict through
issues such as traffic, environment or amenity
problems. As well as bringing forward sites for
development it is also important that ‘greening’ of the
urban environment occurs and that provision for
recreation and leisure facilities and the creation of
open space is undertaken. Where derelict and vacant
land is unlikely to be developed in the near future
landscaping will help improve the environment in the
interim period. The Council will seek an ecological
approach to such landscaping in order to create
natural habitats which are attractive, yet easy to
maintain, but will not prejudice longer-term
development. Some derelict sites contain intrinsic
wildlife interests and habitats and where possible the
Council will seek to retain these. Opportunities will
be sought to create wildlife habitats in the reclamation
of derelict and vacant land. Derelict and degraded
land will be utilised to meet the needs of the district
for development and for environmental improvement.
Proposals for the reclamation and restoration of
derelict and degraded land will be developed in
accordance with the preferred Council priorities.
Proposals will be considered against the following
Policies:-

POLICY GE 4

PRIORITIES FOR THE RECLAMATION AND
RESTORATION OF DERELICT LAND AND
BUILDINGS

THE COUNCIL IS SUPPORTIVE OF

DEVELOPMENT PROPOSALS FOR THE
RECLAMATION AND RESTORATION OF
DERELICT AND DEGRADED LAND AND
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BUILDINGS. PRIORITY WILL BE GIVEN TO
THE RE-USE OF LAND FOR EMPLOYMENT
PURPOSES, BUT IN CIRCUMSTANCES
WHERE THIS IS NOT ACHIEVABLE OR
APPROPRIATE OTHER USES THAT
CONTRIBUTE POSITIVELY TO THE VISUAL
AND PHYSICAL ENVIRONMENTAL QUALITY
OF THE AREAWILL BE SUPPORTED.

Policy E 18

The Reclamation and Restoration of Derelict
Land and Buildings

Development proposals for the reclamation
and restoration of derelict and degraded land
and buildings will be permitted provided
that:-

i.  the proposal has regard to the Council’s
priorities for the re-use of derelict land
and buildings;

ii. the proposal is appropriate to the
character and function of the locality
(as defined in other UDP policies), is
complimentary to adjacent uses, and
overall objectives and other policies of
the Plan will be achieved;

iii. any nature conservation value of the
site is investigated and, where possible,
measures are taken to protect and
enhance this interest.

Upper Calder Valley Renaissance
Strategy

480 The Upper Calder Valley Renaissance
Strategy is a joint initiative between the Council and
Yorkshire Forward. The objective is to take an holistic
approach to a valley wide restoration of civic pride

and economic dynamism in the market towns. These
initiatives have involved the work of consultants, local
people, Calderdale Council and a number of experts
in various disciplines looking at the area as a whole
and the development of a vision and strategy for the
coming 25 years.

4.81 The strategy sets out a wide range of activity
encouraging vitality and viability to previously run
down areas. There are five specific areas that have
been included within the Upper Calder Valley
Renaissance Strategy, where regeneration will be
focused through social, physical and economic
improvements. These areas include parts of Walsden,
Todmorden, Hebden Bridge, Mytholmroyd and
Sowerby Bridge (which is the most ambitious). It is
important the UDP recognises the proposed
site-specific vision aiding the regeneration of these
towns.

4.82 The concept of regeneration in the Upper
Valley is to attain a balanced approach to improving
the quality of life and the wellbeing of the areas. The
focus of the strategy is to achieve regeneration
through mixed-use development to include
employment, workshops and community uses, as
well as the building of new homes, to ensure that the
opportunities afforded by these sites are not
squandered by just building residential development.
The Council places emphasis on the supporting
schemes for the improvement of sites, buildings and
the public realm within the regeneration priority areas
to retain and encourage mixed-use developments,
which are beneficial for the community. They may
also bring about alleviation of significant
environmental, highways, noise, disturbance and
other local problems within these areas.

4.83 These Regeneration Priority Areas are
distinguished from the Regeneration Action Area at
Sowerby Bridge Copley Valley by being promotional
focuses for change rather than for the location of
specific development proposals and are set out in the
table below.

Table 4.1 Upper Calder Valley Regeneration Priority Area

Upper Calder Valley Renaissance Strategy

° To utilise the quality of the existing buildings and environment around the river

Walsden

and canal to renew and regenerate the heart of the town.

° To create a new 21st Century market place centred on Bramsche Square

Todmorden

through innovative and coordinated design and redevelopment of both private

and public sector development sites.
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Upper Calder Valley Renaissance Strategy

° To create a series of high quality public spaces and routes that improve the
pedestrian environment and bolster economic performance of the town centre

Hebden Bridge

as well as acting as a focus for the town by providing space for markets, festivals

and the outward expression of creativity.

° To create new urban spaces which develop the heart of this town, linked to the

Mytholmroyd

development of a Ted Hughes Centre.

° To regenerate the town centre between Wharf Street and the station through

Sowerby Bridge

Policy E 19

Regeneration Priority Areas in the Upper
Calder Valley.

Regeneration Priority Areas in the Upper
Calder Valley are shown on the Proposals
Map to stimulate vibrant mixed-use
developments. Initiatives for improvements
to infrastructure, the environment and the
stock of land and buildings will be supported
in order to improve economic and social
prospects in the area. Development
proposals should be focused towards
benefiting the whole community and should
not focus solely on residential use.

The boundaries of the Regeneration Priority
Areas are shown on the Proposals Map with
the exception of Hebden Bridge where the
Town Centre designation makes provision
for the proposed regeneration.

Regeneration Action Area : Sowerby
Bridge to Copley

4.84 This Regeneration Action Area has emerged
from Yorkshire Forward’s Upper Calder Valley
Renaissance Initiative and seeks to improve economic
and social prospects in the area between Sowerby
Bridge and Copley. The primary purpose of the
proposal is to facilitate the retention of existing
employment and encourage further employment
opportunities in order to assist the development of a
sustainable community.

the creation of a new mixed-use quarter that reconnects the disparate areas
of the town and creates a high quality town centre environment.

4.85 The Action Area would see approximately 11
ha of brownfield land restored to productive use with
a potential for 300 to 400 jobs either new or
safeguarded; an extended town centre focus for
Sowerby Bridge; an improved highway network that
will take heavy industrial traffic off Holmes Road and
improve access to the extended town centre focus;
and there would be a significant amount of private
sector investment. As part of the overall proposal an
element of residential use on the Sterne Mill site,
appears to be required to make this scheme
financially viable. However, the residential
development is linked inextricably with the economic
development on other parts of the site and will not be
supported in isolation.

4.86 The remaining site area of Sterne Mill will be
developed for office and leisure use. Land to the east
of Sterne Mill will be sports pitches, and land south
of the river developed for general industry and offices.
The businesses currently restricted by their existing
locations on Holmes Road adjacent to Sowerby
Bridge railway station would be relocated to land
south of the river. This would enable the regeneration
of an extended town centre focus for Sowerby Bridge
on this vacated site. The site for the extended town
centre focus would be mixed-use with predominantly
residential development and would include elements
of retail and office space.

4.87 The Milner Royd Local Nature Reserve (LNR)
would be partly affected by development and as a
result reduced in size to two hectares. A second new
LNR is to be created on land south of the River Calder
east of Sterne Bridge. The sports pitch currently sited
at Milner Royd LNR is to be relocated onto land east
of the existing Milner Royd Allotments.

4.88 A proposed new link road from Mearclough
Road to Wakefield Road via Sterne Mill and land
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south of the River Calder would create an improved
access to the proposed extended town centre focus.
This Regeneration Action Area has been prone to
flooding in the past, however, a 1:100 year floodline
and 1:50 year floodline has been agreed with the
Environment Agency, which distinguishes the
developable area from the floodplain.

Policy E 20

Regeneration Action Area: Sowerby
Bridge/Copley Valley

Land between Sowerby Bridge and Copley
is identified on the Proposals Map as a
Regeneration Action Area to assist in the
development of a sustainable economy for
this part of the District and to stimulate
vibrant social and economic prospects.
Action within this Regeneration Area will
focus upon the following: -

i An extended mixed-use town centre
focus for Sowerby Bridge (on the land
vacated by businesses off Holmes
Road).

ii. Development of office and industrial
use on land south of the River Calder
opposite Sterne Mill, including the
replacement of existing sports facilities.

iii. Development of a mixed residential,
office and leisure use on Sterne Mill.

iv. Development of sports pitches on land
east of Sterne Mill.

v.  Protection of part of the Local Nature
Reserve at Milner Royd.

vi. Creation of a new Local Nature Reserve
on land south of the River Calder east
of Sterne Bridge.

Development within this Regeneration Action
Area needs to be considered in a
comprehensive way. In particular, residential
development at Sterne Mill will only be
allowed as part of a comprehensive scheme
to bring the land south of the river forward
for development.

Footnote:- Should circumstances out of
Calderdale Council’s control prevent this
wider scheme within the Regeneration Action
Area from progressing, then the fall back
position is to develop the Sterne Mill site in
isolation solely for employment use.

Sowerby Bridge Canal Wharf

4.89 An opportunity for the further development of
water based leisure and recreation exists in Sowerby
Bridge where a number of wharfs are grouped around
the junction of the Calder and Hebble Navigation and
the Rochdale Canal. The Sowerby Bridge Canal
Wharf is a Class Il Archaeological Site containing
several listed buildings including the Grade II* Canal
Wet Dock and Salts Warehouse. The opening up to
through navigation of the canal system in Sowerby
Bridge has been a major boost to the town. The canal
and associated canal wharfs have been key catalysts
to the ongoing regeneration of the town. The
rehabilitation and commercial development of the
wharfs at the Sowerby Bridge canal junction as shown
on the Proposals Map for recreation, leisure and job
creating uses will be supported as part of the overall
regeneration concept for the centre of Sowerby Bridge
as a whole. Therefore the following Policy will apply:-

Policy E 21
Sowerby Bridge Canal Wharf

Proposals which support the rehabilitation
of the wharf area at the junction of the Calder
and Hebble Navigation and Rochdale Canals
in Sowerby Bridge as shown on the
Proposals Map for recreation, leisure and
commercial development will be supported
providing that the proposal does not cause
environmental, amenity, highway, parking or
other problems and is compatible with the
continued use of the area for navigation,
mooring and as a boat yard and commercial
centre.

The Piece Hall

490 The Grade | Listed Piece Hall in central Halifax
is one of the most important buildings in Calderdale.
Whilst it has been reasonably successful over the
years in attracting visitors, the changes that have
occurred in the expectations that people have
regarding such facilities, together with an increase in
the growth of attractions elsewhere, have meant that
the Hall has become relatively less attractive. Over
the Plan period, the Council expects that the Piece
Hall will be further developed both as an attraction
and as an important part of the regeneration of central
Halifax, bearing in mind the historical and architectural
significance of the building. Accordingly:-
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Policy E 22
The Piece Hall

The Piece Hall in Halifax will be developed
and promoted, having regard to the historic
and architectural importance of the building
and its role in the regeneration of Halifax
town centre.

491 Reference should also be made to the
following relevant policies : - Policy BE 14, Policy BE
15, Policy BE 16 and Policy BE 17.
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importance of a co-ordinated approach to the densities-of-heusing-development:

preparation of UDPs and councils’ Housing Strategies

within the context of the Governments wider  TheseebjectivesaresetoutinPartOrePOLHCY-GH
objectives of delivering an urban renaissance and Tanrd-POLHCY-GH2-

furthering the principles of sustainable development.

As the Council no longer has its own house-building

programme it must achieve these objectives by PoHcY-cH-T
influencing others, particularly Central Government,
the Housing Corporation, Registered Social Landlords

and the private sector. Many factors influencing the
housing market such as mortgage interest rates and

income levels are beyond the control of the Council. S

The Council can, however, make a positive L THEIMPROVEMENTAND

contribution to meeting the housing needs of the MAINTENANCE OF EXISTING HOUSING
District through encouraging and enabling AND-THE BRINGING BACK INTO-USE
improvements to the existing housing stock, selecting OF EMPTY_HOMES:
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programmes of Registered Social Landlords and ’ UNDERUSED-NON-RESIDENTHAL
controlling the location and type of private housing PROPERTIES INCLUDING THOSE
development. ABOVE SHOPS-AND-BUSINESS

Strategy for Housing

5.2 The overall objectives of the Housing Section
of the Replacement UDP reflect those of the
Government as set down in PPG3, Regional Spatial

; ACCESSIBLETO-SCHOOLS,JOBS;
Strategy (RSS) for Yorkshire and the Humber (2004) 0 0
and also the wider sustainability objectives set out in
the introduction to this Plan. Fhese ean be j
; . BUT-ALSO BY-PUBLICTRANSPORT,
summarised-asfellows:- g
WALKING-AND-CYCLING:
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° providing-a-bettermix-inthe-sizetype-and OPEN-MARKET-ANDTHE DISPERSAL
itios: INBPMBUALBEVELOPMENT-SIFES:
° providing-sufficient-housing-land-but-giving . FHEPROWSION-OFSPECIALISED
preferensete-the-develepment-elgreanfield INFEGRATEHOUSING DEVELORPMENT
° creating-more-sustainable-patterns—of COMMUNITY-SAFETY-AND-CRIME
by-public-transport-and-othernon-carmodesto REFLECHNGTHENEEDSOF
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Existing Housing Areas

5.3 There are approximately 85,500 dwellings in
Calderdale, the majority of which are concentrated
within well defined housing areas in the main towns.
The remaining dwellings are located in smaller
settlements or in a scattered pattern throughout the
outlying areas of the District. Existing residential areas
perform a vital role within the District. They are an
integral part of the fabric contributing to the identity
of Calderdale. Furthermore, the retention of the
existing stock needs to be safeguarded as it reduces
demands for new housing and land.

5.4 The consolidation and retention of such areas
complements the objectives of Central Government
and RSS (2004). In addition, within these main
housing areas are located the schools, facilities and
public transport to meet the needs of the local
population. Any significant change to this broad
picture of the distribution of housing in Calderdale
cannot therefore be proposed. In addition, it is clear
that people are increasingly concerned with their
quality of life and place great emphasis on the
maintenance or creation of a good housing
environment. Most people will no longer tolerate the
mixing of incompatible industrial and commercial land
uses with residential land uses, still so often a legacy
of the past in Calderdale. The Council believes that
this concern for the reasonable segregation of
incompatible land uses should be reflected in UDP
policies. Therefore, the Council will support and
encourage improving residential standards of housing
areas by defining Primary Housing Areas (PHAS) on
the Proposals Map. Within these areas proposals for
housing development on previously developed land
will normally be supported, subject to policies and
guidelines designed to protect and enhance the
quality of the residential environment. It is appreciated
that these housing areas will contain and require a
mix of non-residential uses which support and
enhance residential amenity by providing much
needed local facilities such as shops, schools,
religious and community buildings and public houses.
Evolution of these areas, reinforced by decisions on
planning applications will, over time achieve the
clearer segregation of incompatible land uses. The
objective is to resolve conflicts where neighbouring
uses are clearly reducing the quality of people's lives.
Removing areas of mixed-use is not the intention,
particularly those areas where businesses on a small

scale exist and which have evolved historically, as
for example, in the Hebden Bridge area. The Plan
recognises the value of such areas in giving the
District its character and being attractive to tourists.
The following Policies therefore apply:-

Policy H 1
Separation of Housing and Industry

Where neighbouring uses, which are
incompatible with one another, result in the
creation of significant traffic, amenity,
environmental or other problems, measures
which achieve the separation of these uses
will be permitted.

Policy H 2
Primary Housing Areas

Primary Housing Areas are defined in the
main settlements of Calderdale as shown on
the Proposals Map. Within these areas
proposals for new housing on previously
developed land will be permitted, along with
changes of use to housing and the
improvement and extension of existing
housing provided no unacceptable
environmental, amenity, traffic or other
problems are created and the quality of the
housing area is not harmed, and wherever
possible, is enhanced. Proposals for new
housing on vacant land not previously
developed and for other uses in Primary
Housing Areas will be assessed against the
relevant UDP policies.

55 Policy H 2 places great emphasis on the
existing housing areas, whether privately or publicly
owned, to help meet the District’s housing needs. It
is therefore, important to improve these areas to meet
the needs and aspirations of the people who live or
would seek to live within them. The Council has
devised and sustained a number of programmes of
area housing improvements (such as General
Improvement Areas for privately owned housing and
Estates Improvements for houses within the public
sector). It is vital that the momentum of these
initiatives to improve the existing housing stock are
maintained and possibly increased in the future.


po13
Cross-Out


Housing

Current priorities are reflected in the Council’s
Housing Strategy prepared by Housing and
Community Support.

5.6 The Housing Grants, Construction and
Regeneration Act (1996) together with the allied
changes to the home renovations grant system has
required the Council to review its policies with regard
to tackling unfitness and disrepair in the private
sector. Area improvement remains a focus for
renovation activity. The West Central Halifax Renewal
Area (Calderdale’s first) is being implemented through
a phased programme of 'Group Repair'. Further areas
for possible Renewal Area declaration are being
investigated as part of the Council’s private sector
Housing Strategy. The Council recognises that area
improvement is most sustainable when integrated
within a wider regeneration strategy. For example,
an area in Sowerby Bridge is being targeted for
renovation where the benefits are linked with a wider
programme of social and economic regeneration in
the town associated with Single Regeneration Budget
(SRB) funds. It is equally apparent that not all areas
of older housing may be suitable for programming
along formal Renewal Area lines. Therefore, the
following applies in respect of private housing area
improvement:-

Policy H 3
Housing Renewal

To ensure the efficient and effective use of
land in the District within the Primary
Housing Areas and in accordance with
strategic priorities for urban regeneration,
housing renewal areas will be promoted or
selected forms of housing assistance
targeted. This will be done so as to
encourage co-ordinated action and resource
allocation in a sustainable improvement of
the existing private housing stock. Where
appropriate, acquisition and clearance
activity will also be considered.

5.7 Not all the problems of private housing disrepair
can be successfully tackled by area based policies.
These policies need to be supported by measures to
tackle individual properties. The new discretionary
renovation grant system has enabled the authority to
target resources to households with special problems
and most in need, such as the disabled and elderly.
At the same time there are an estimated 1,450 priority
empty private dwellings. Investment will be needed

in partnership with external agencies to bring these
back into use. If this investment does not take place,
then the likelihood of housing demolition will increase,
possibly leading to the need for further land to be
allocated for new housing development. The Council
has adopted a co-ordinated, proactive approach to
tackling the problem of long term empty homes.
Therefore:-

Policy H 4

Improvement and Re-use of Existing
Dwellings

To ensure the efficient and effective use of
land in the District and where possible and
appropriate, the retention, improvement and
re-use of individual private dwellings will be
promoted in order to reduce the need for
redevelopment or new housing in Calderdale.

Additional Housing

Amount of New Housing Provision

5.8 The previous UDP adopted in 1997, made
provision for approximately 10,100 new dwellings to
be created between 1986 and 2001. During this
period some 7,550 dwellings were built. At the end
of the Plan period (31/3/01) planning permission
existed for some 3,000 dwellings whilst a number of
the Plan’s housing allocations remained. All of the
new housing allocations in the Plan were located
within the existing urban areas, avoiding the need to
release land from the Green Belt and included a
mixture of sites, some of which had been previously
developed and others which had not.

5.9 Since the previous UDP was adopted the
Government has replaced the 'Predict and Provide'
approach with that of 'Plan, Monitor and Manage'.
This recognises that the Government’s household
projections represent the projected outcome of
complex economic and social processes.They
therefore carry a degree of uncertainty requiring the
level of housing provision planned for to be more
closely monitored and the Plan amended accordingly.
Future development must also be planned as part of
a strategy to deliver both an urban and a rural
renaissance. This new approach is set down in both
PPG3 and RSS for Yorkshire and the Humber (2004).

5.10 Nationally the Government has predicted that
3.8 million further households will form by 2021. RSS
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anticipates that the annual average housing provision
for Yorkshire and the Humber should be 14,765
between 1998 and 2016. This is to be treated as the
benchmark against which actual provision is
monitored.

5.11 PPG3 requires local authorities, when
preparing their development plans to have regard to
Regional Planning Guidance (RPG) and to avoid
re-opening consideration of the level of housing
provision which has been considered in full within the
RPG process. This advice is particularly relevant in
Yorkshire and the Humber Region where the
Secretary of State only approved the RPG12 in
October 2001. These figures were subsequently
incorporated unchanged into RSS for Yorkshire and
the Humber (2004).

5.12 The actual distribution of the housing
requirement amongst constituent local authorities is
not based purely on demographic factors but reflects
wider policy objectives. These include maximising
the use of urban potential and the use of previously
developed land, ensuring an appropriate relationship
between the location of housing and employment and
environmental considerations.

5.13 This approach means that Calderdale’s share
of the regional housing requirement, as set down in
the RSS, is 450 dwellings per annum or 8,100
additional dwellings between 1998 and 2016 (3% of
the regional total).

5.14 The period of the UDP Review does not
coincide exactly with the period for the housing
requirement in RSS. Prior to the start of the plan
period 1,698 dwellings were built between April 1998
and March 2001, in excess of the 450 per annum set
down in RSS. In total requirement terms this would
leave 6,402 dwellings to be provided for by 2016 to
meet the housing requirement of 8,100. However,
Policy H1 of RSS states that development plans
should be expressed in a way that enables the annual
average increase in the housing stock to be achieved
as set down in RSS Policy H1. Therefore the Plan
must make provision for 450 dwellings per annum
over the Plan period or a total of 6,750 dwellings. This
compares with an annual completion rate of some
500 dwellings over the period of the previous UDP
adopted in 1997 and 770 dwellings per annum over
the first 5 years of the Replacement Plan.

5.15 The level of housing supply available in
Calderdale is currently far in excess of the housing
requirementin RSS. This is largely due to the number
of brownfield sites coming forward as windfall

development, a situation likely to continue for the
foreseeable future. At some point an oversupply will
contribute towards the undermining of regional
regeneration objectives. At 31st March 2006, (the end
of Phase 1) there were 5970 dwellings either with
planning permission or under construction, including
the four Phase 1 allocations, whilst the overall supply
for the plan period (excluding completions) was 8320
units. The remaining Phase 1 supply alone equates
to 13.25 years supply based on RSS requirement of
450 dwellings per annum. Given this position there
is clearly a need for the Plan to contain some form of
regulatory mechanism to enable the Council to refuse
planning permission for additional housing
developments when there is a situation of oversupply.

5.16 In order to determine when it is necessary to
instigate a measure of restraint a significant net
oversupply needs to be defined. This is defined for
the purposes of Policy GH2A(Il) as when the forecast
net increase in housing stock over the following five
years exceeds RSS required annual average for that
period (that is 450 x 5 = 2250).

5.17 The regulatory mechanism in Policy GH2A(II)
will apply to the majority of housing development
including greenfield sites, brownfield windfalls and
allocated land in order that it is effective in controlling
housing supply. However, there are other planning
objectives to be achieved through the Plan which are
dependent on housing development proceeding. In
these circumstances the Policy will not generally
apply. Such circumstances may include allocated
sites where development would assist regeneration
objectives, such as is the case with the majority of
the mixed-use allocations. In order not to jeopardise
the provision of affordable or social housing the policy
will not apply to these types of development. Other
categories to be excluded from the Policy may include
those residential developments that contribute to the
balanced social, economic and environmental
wellbeing of a locality and replacement dwellings.
The Council will produce a Supplementary Planning
Document (SPD) to explain more fully how the Policy
will work including further details of the types of
residential development to be excluded from it.

5.18 In promoting more sustainable patterns of
development the Government requires more efficient
use of land by maximising the re-use of previously
developed land and the conversion and re-use of
existing buildings as outlined in PPG3. Such an
approach will promote urban regeneration and
minimise the amount of greenfield land being taken
for development. The Government has, therefore, set
a national target of 60% of additional housing to be
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provided on previously developed land and through
the conversion of existing buildings by 2008. In turn,
RSS contains a target of 60% for Yorkshire and the
Humber with a sub-regional target for West Yorkshire
of 63%. The target of 74% for Calderdale is the
second highest in the region. The Council has
monitored the amount of housing development on
previously developed land since 1999. This shows
that in the period April 1999 to March 2006, 75% of
new homes were being created on previously
developed land.

5.19 PPG3 requires local planning authorities to
undertake Urban Capacity Studies (UCSs), which
assess the potential of the urban areas to
accommodate more housing having regard to whether
the land is previously developed or not. RSS (2004),
in setting targets for the re-use of previously
developed land, requires UDPs to review these
targets in the light of their UCSs. Clearly all UDPs
should aim to meet their targets otherwise the
objective of achieving the regional target will be
undermined.

5.20 Asthe Government's policy on brownfield land
gains momentum a greater proportion of dwellings
are expected to come from this source. The UCS only
considered land within the urban areas but there are
likely to be additional brownfield sites which come
forward from outside the urban areas. Several mills,
for example, which are unused or underused and
where interest for conversion to residential use has
been expressed, are located in the Green Belt beyond
the urban areas. It is clear that in order to achieve
the 74% target in RSS, any opportunities which arise
in the form of developer interest in suitable sites must
be pursued to help bring these sites forward.
However, schemes for the development of brownfield
sites/buildings outside the urban areas will be subject
to other UDP policies and in particular POHEY-GP
3—PelieyNE—; Policy NE 4 and Policy NE 8. An
analysis of the supply of housing land as set out in
Tables 5.1 and 5.2 and Policies H5 and H7
demonstrates that some 85% of all new dwellings will
be built on brownfield sites. The housing requirement
is therefore as set out in the following Policy:-

POLICY GH 2
PROVISION OF ADDITIONAL DWELLINGS
PART A

l. PROVISION WILL BE MADE FOR
AROUND 6750 ADDITIONAL
DWELLINGS TO BE CREATED WITHIN
CALDERDALE BETWEEN 1st APRIL
2001 AND 31st MARCH 2016.

II. TO PREVENT OVERSUPPLY OF
HOUSING, THE COUNCIL WILL
PRODUCE SPD TO ENABLE THE
REFUSAL OF PLANNING PERMISSION,
FOR HOUSING DEVELOPMENTS
WHICH MIGHT OTHERWISE BE
ACCEPTABLE UNDER UDP POLICIES,
WHENTHE FORECAST NET INCREASE
IN HOUSING STOCK FOR THE
FOLLOWING FIVE YEARS EXCEEDS
THE PREVAILING RSS REQUIRED
ANNUAL AVERAGE FORTHAT PERIOD.

PART B

THE TARGET FOR THE PROPORTION OF
NEW HOUSING BUILT ON PREVIOUSLY
DEVELOPED LAND OR ARISING THROUGH
THE CONVERSION OF EXISTING BUILDINGS
WILL BE IN THE ORDER OF 85%. THIS
FIGUREWILL BE REVIEWED IN THE LIGHT
OF UP-DATES TO THE URBAN CAPACITY
STUDY.

The Managed Release of Housing Sites
(Phasing)

5.21 An essential element of the Plan, Monitor and
Manage approach is the managed release of land for
housing. PPG3 requires the Council to manage the
release of sites over the Plan period in order to control
the pattern and speed of urban growth, to ensure that
new infrastructure is co-ordinated with new housing
development and to deliver the recycling target.
Without such an approach, the sites which are easiest
to develop would be developed first.

5.22 PPG3 advises that a phasing approach is the
most suitable mechanism for managing the release
of land as it gives more certainty in the determination
of planning applications. In adopting a phasing policy
the fundamental aim is to ensure that no more land
is used for housing development than is necessary,


po13
Cross-Out


Housing

and that, as far as possible, previously developed
sites are developed for housing before greenfield
sites. The Plan has therefore been divided into
phases from the base date as recommended in the
DTLR’s Best Practice Guide ‘Planning To Deliver’
(2001).

5.23 Inidentifying new land for housing to allocate
in each phase the broad search sequence set down
in PPG3 has been followed but interpreted in more
detail as set down in RSS, Policy H2. The search
sequence was therefore as follows:-

° previously developed land and buildings within
the urban areas and identified in the urban
capacity study subject to such sites providing
decent accommodation and being in an
acceptable setting;

° infill within the urban areas subject to
appropriate levels of greenspace being retained
and the character of the urban area being
conserved and enhanced where possible;

° land on the periphery of the main urban areas
and urban extensions where the land is
accessible or capable of being made accessible
to services and jobs by public transport and
other non-car modes. Priority has been given
to previously developed sites and conversions
before greenfield sites. RSS defines Halifax as
a major urban area and therefore appropriate
to take a major share of Calderdale’s housing
requirement;

. sites around nodes in good public transport
corridors.

Table 5.1 Phase 1 Supply as at 31 March 2006

Dwellings

5.24 Having identified sites in accordance with the
systematic search sequence in PPG3 and RSS an
assessment of these sites was conducted using the
criteria set down in PPG3 (paragraph 31). These
criteria include an assessment of the relative
sustainability credentials of the sites. The criteria are:-

° the availability of previously developed sites and
empty or under-used buildings and their
suitability for housing use;

o the location and accessibility of potential
development sites to jobs, shops and services
by modes other than the car and the potential
for improving such accessibility;

° the capacity of existing and potential
infrastructure, including public transport, water
and sewerage, other utilities and social
infrastructure to absorb further development
and the cost of adding further infrastructure;

° the ability to build communities to support new
physical and social infrastructure and to provide
sufficient demand to sustain appropriate local
services and facilities; and

° the physical and environmental constraints on
development of land, including, for example, the
level of contamination, stability and flood risk,
taking into account that such risk may increase
as a result of climate change.

5.25 The total housing supply for Phase 1 is shown
in Table 5.1. This includes completions from the start
of the plan period to 31 March 2006 and existing
commitments in the form of planning permissions and
sites under construction at 31 March 2006.

Dwellings | Dwellings

Previously | Greenfield

Completions 1/4/01 to 3857 79
31/3/06
Sites with planning 5970 92

permission & under
construction 31/3/06

Windfalls 0 0

Allocations 0 0

New build and conversions including
allocations with permission

All the Phase 1 allocations have planning
permission and are included in row 2
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Dwellings

Dwellings | Dwellings

Previously | Greenfield

TOTAL SUPPLY 9827 87
Phase 1 Requirement 2250
Relationship to Phase 1 +7577

housing requirement

5.26 Allowances must be made for the contribution
likely to come from brownfield windfalls since as the
DTLR's Best Practice Guide 'Planning to Deliver'
(2001) states these must be taken account of due to
the effect they are likely to have on any phasing
strategy. Windfall sites are previously developed sites
that have not been specifically identified as available
in the local plan process. Whilst they do make an
important contribution to the housing supply they also
complicate the managed release of sites. The figures
for windfalls included in this plan are based on the
assumptions made at the time the Plan was prepared.
These have not been updated to the end of Phase 1
like the other figures relating to supply since they
cannot by their nature be simply a matter of numerical
fact but are based on assumptions which have been
tested through the statutory plan process. The
appropriate place to update these figures is the
Annual Monitoring Report prepared by the Council.
In assessing the likely contribution from windfalls the
potential can be split into those windfalls involving
new build development and those arising from
conversions:-

New Build - In total windfalls came forward at a rate
of 295pa over the seven year period 1996 to 2003,
well above the rate allowed for in the previous UDP
(1997). In the past there was no requirement to
monitor  the relative proportions of
brownfield/greenfield sites and therefore no long-term
information was available on the number of windfalls
coming forward on previously developed sites at the
time the Plan was prepared. By applying the
proportion of windfalls on brownfield sites for the
period for which this information was available, to the
total number of windfalls for the seven year period
1996 to 2003, the likely contribution from windfalls
was projected to be 205 dwellings per annum.

Conversions - Over the 17 year period 1986 to
2003, including the period of the previous UDP
(1997), dwellings arising from conversions averaged

13

Annual requirement of 450 x 5

90 dwellings per annum. Whilst a number of large
former textile mills have already been developed,
there are many others which are either vacant or
underused and in which interest for conversion to
residential use has been expressed. PPG3 requires
local authorities to take a positive approach towards
the conversion of existing buildings. Past rates of
conversion activity are therefore expected, at the very
least, to continue.

5.27 Table 5.1 shows the housing supply updated
to reflect the position at the end of Phase 1 of the
Plan (31 March 2006). Not all of these commitments
will be built in Phase 1 and will carry forward to Phase
2. The actual supply was well above that required in
Phase 1, even without the inclusion of any new
allocations, when the Plan was originally drafted. This
remains the case at the end of Phase 1. However, in
order to encourage previously developed sites to
come forward and to maintain existing developer
interest in certain sites, including some that have
proved difficult to bring forward for development,
several allocations were included. Some of these
sites also have significant lead in times and therefore
needed to be allocated early in the plan period. These
sites will assist in the achievement of wider
regeneration objectives and also ensure a supply of
sites of sufficient size to accommodate a mix of house
types, including affordable housing. All of the Phase
1 allocations have now gained planning permission
and are under construction. The allocations are shown
in Policy H 5:-
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Policy H 5

Phase 1 Housing Allocations

Proposals for residential development on any site allocated on the Proposals Map as a Phase 1
housing site will be permitted where they are consistent with other UDP Policies.

Site Ref | Location Type Size Indicative | Indicative | Status 31 March
(ha) Capacity |Density |2006

HS1-1 Halifax Royal Infirmary,

Free School Lane, Halifax

HS1-2 Land adjacent Heathmoor PDL
Park Road, Abbey Park,

Illingworth

HS1-4  Former Fountain Head PDL
Brewery, Ovenden Wood
Road, Halifax
HS1-5 | Land adjacent Keighley PDL
Road, Abbey Park,

Illingworth

15

9.0

5.07

PDL = Previously Developed Land

under
construction

53 35 under
construction
277 31 under
construction
193 38 under

construction

GF = Greenfield Land

5.28 The phasing approach to the managed release
of sites will be monitored in order to ensure the
objectives of PPG3 are being met including meeting
the District's housing requirement. Should this
monitoring demonstrate that there is a significant
oversupply of housing land then POLICY GH 2 will
be applicable. If amendments are required to
individual phases, sites will be re-assigned to different
phases via a Supplementary Planning Document
(SPD) which will be produced by the Council. Factors
which may require such a revision would be the
impact of windfall sites (either more or fewer coming
forward than anticipated in the Plan), the development
of housing on the mixed use sites included in Policy
E 4, Policy H 7 and Policy H 8 or other material
considerations. Therefore:-

Policy H 6
Monitoring of Housing Developments

The appropriateness of the list of sites in
each phase will be monitored against the
prevailing annual housing requirement figure
in the Regional Spatial Strategy for Yorkshire
and the Humber (2004) in order to ensure the
principal objectives of the Plan are being met
and to take account of any windfall
developments affecting those objectives.
Sites will be reassigned to different phases
where monitoring demonstrates this to be
necessary. In assessing planning
applications for residential development on
windfall sites the supply of housing at the
time will be a significant material
consideration.

Phase 2 will be informed by this monitoring but the
expected supply for Phase 2 is currently as shown in
Table 5.2.
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Table 5.2 Phase 2 Supply as at 1 April 2006*

Dwellings % Dwellings on % Dwellings
Previously on Greenfield
Developed Land Land
Windfalls 1025 100 0 205 pax5
Conversions 450 100 0 90 pax5
Allocations 258 100 0
Mixed Use Sites 167 100 0 Former MU7 and
MU10

Total Supply 1900 100 0
Phase 2 Theoretical 2250 Annual Requirement

Requirement

Relationship to phase 2 -350
Requirement

* Table not updated on adoption of the Plan

5.29 The allowance for windfalls will be verified
through the monitoring process but there are currently
no indications that the level of windfalls will decline.
The capacity study found many sites too small to
allocate but capable of accommodating housing. It
also identified numerous employment premises that
were either unused or only partially in use. Many such
premises have come forward as windfalls and this
trend is expected to continue, particularly following
the Government’s changes to PPG3 in January 2005,
regarding surplus employment sites being re-used

of 450 x 5

for residential development. There are already more
than enough buildings for conversion committed to
exceed the allowance of 90 dwellings per annum.
Included in the list of allocations are two of the
mixed-use sites allocated in Policy E 4 in the
Employment Section of the Plan. Part of former site
MU7 (Mill Royd Works) having gained planning
permission for housing is under construction and likely
to be completed early in Phase 2 whilst MU10
(Furness Avenue) is likely to come forward in Phase
2. The allocations expected to be required in Phase
2 are shown in Policy H 7:-

Policy H 7

Phase 2 Housing Allocations

Proposals for residential development on any site allocated on the Proposals Map as a Phase 2
housing site will be permitted during Phase 2 of the Plan where they are consistent with other UDP
Policies, provided Phase 1 sites are being, or have been, developed in accordance with the
expectations of the Plan. The following sites are allocated for Phase 2 development:-

Phase 2 : 1 April 2006 to 31 March 2011

Site Ref Location Type Size (ha) Indicative | Indicative
Capacity Density
HS2-1 Martins Mill, Pellon Lane, PDL 0.16 57 356

Halifax
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Phase 2 : 1 April 2006 to 31 March 2011

HS2-2 Site of demolished school,
Clough Lane/Brow Bottom
Lane, Mixenden (Part)

HS2-3 Site of Former Pond Quarry,
Lightcliffe Road, Brighouse

HS2-4 Former Queens Road School,
Halifax

HS2-6 Turner Avenue South,
Ovenden, Halifax

HS2-7 Land at Ogden Lane,
Brighouse

Former Mill Royd Works & Mill.

MU7*§ Huddersfield Road, Brighouse

MU10* Furness Avenue, lllingworth,

Halifax

PDL = Previously Developed Land

PDL 0.69 26 38
PDL 1.82 69 38
PDL 0.49 18 38
PDL 0.78 30 38
PDL 1.54 58 38
PDL 1.70 134 228
PDL 3.47 33 38

GF = Greenfield Land

* = Mixed Use Sites based on 25% site area unless firmer figures available

§ = Site MU7 deleted from Policy E4 (Mixed Use Allocations) & included in the PHA

5.30 When looking beyond the end of Phase 2 the
position is much less clear and will only be
established following monitoring and any necessary
adjustments made to the phasing. Should all the sites
included in Phases 1 and 2, together with
expectations regarding windfalls, come forward, then
the housing requirement set down in RSS will have
been met and quite probably exceeded. However,
the likelihood is that some of these sites will be
ongoing beyond the end of Phase 2 and contribute
to Phase 3 of the Plan (1 April 2011 to 31 March
2016). In order to ensure an adequate supply of land
for housing several sites are allocated in Phase 3.
This will ensure that sites have been properly
identified regarding locational and sustainability
requirements in accordance with the plan led
approach. This approach also has the advantage that
in the event of future reviews of RSS (2004) resulting
in a revised housing requirement, these sites could
come forward without any delay in the process
ensuring a continuous supply of land to meet housing
requirements. Included in Phase 3 are several sites
in the Upper Valley area. Whilst RSS (2004) seeks
to concentrate most new housing development in the
main towns and cities, small scale housing growth is
acceptable under this strategy provided it would

support sustainable development objectives, and is
located where there is a good range of services and
is accessible by a range of transport modes. RSS
(2004) Policy H2, in setting out the sequential
approach for new housing development, makes
reference to market towns. In Calderdale, Todmorden
is taken to be such a settlement being one of the
towns selected for the Market Towns Initiative
supported by Yorkshire Forward and the Countryside
Agency. Hebden Bridge also falls into this category
and is included within the Renaissance Study
undertaken for the Upper Calder Valley Area. There
are limited opportunities for new housing in these
areas, although the re-development of mills and
former mill sites is adding to the housing stock of
these towns. In order to meet housing needs and to
assist the implementation of the Market Towns
Initiative and the Renaissance Strategy several sites
are allocated in the Upper Valley Area. The sites
allocated in this Phase 3 include some greenfield
sites. Planning permission will only be granted on the
greenfield allocated sites if evidence is submitted that
no alternative brownfield sites exist.

5.31 Phase 3 also includes the remaining
mixed-use sites allocated in Policy E 4 of the Plan.
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These sites will contribute to the housing supply of
the District although in the absence of any
development briefs their precise contribution is
unknown. For forward planning purposes, it is
assumed that between 25% and 50% of each site will
be developed for housing. It is also difficult to judge
when such sites may come forward given physical
constraints and the requirement for developers to
bring forward schemes which meet the wider
objectives for developing these sites. Some of these

sites are inextricably linked to the wider renaissance
agenda for Halifax, which is currently being
formulated. Therefore whilst the sites are included in
Phase 3 of the Plan it may be that some come forward
earlier and this will be allowed in order not to
jeopardise larger mixed-use schemes meeting wider
regeneration and other objectives. The effect this may
have on the supply of housing land will be addressed
through the Plan, Monitor and Manage approach.

Policy H 8

Phase 3 Housing Allocations

Proposals for residential development on any site allocated on the Proposals Map as a Phase 3
housing site, other than the mixed-use sites, will only be permitted during Phase 3 of the Plan
where they are consistent with other UDP Policies, provided Phase 1 and Phase 2 sites are being
or have been developed in accordance with the expectations of the Plan. In addition, the greenfield
allocations, other than the mixed-use sites, will be required to demonstrate that there are no
available sites higher in the search hierarchy set down in Policy H2 of the Regional Spatial Strategy
for Yorkshire and the Humber (2004). The following sites are allocated for Phase 3 development:-

Phase 3: 1 April 2011 to 31 March 2016

Site Ref Location
HS3-1 Scott Street, Walsden
HS3-2 § Land North of Millbrook
House, Rochdale Road,
Todmorden
HS3-3 Land between Cross Lee
Road and Ashenhurst Road,
Todmorden
MU1* West of Boothtown Road,
Boothtown, Halifax
MU2* Former Transco Site, Mulcture
Hall Road, Halifax
MU3* Former Horses at Work site,
South Parade, Halifax
MuU4* Sugdens Mill, Mill Royd
Street, Brighouse
MU5* Dewsbury Road, Elland
MU6* Broad Street, Halifax
Mug* Drakes Industrial Estate, Shay

Lane, Halifax

Type Size (ha) Indicative Indicative
Capacity Density

GF 0.93 28 30
PDL 0.40 15 38
GF 1.26 38 30
PDL/GF 15.35 140 38
PDL 3.76 70 38
PDL 2.92 30 38
PDL 3.28 30 38
PDL 4.43 40 38
PDL 1.87 150 80
PDL/GF 3.65 36 30
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Phase 3: 1 April 2011 to 31 March 2016

MU9* Mixenden Road, Mixenden

PDL = Previously Developed Land

PDL 0.41 10 38

GF = Greenfield Land

§ =HS3-2 : A flood risk assessment is required on this site. It is the responsibility of the developer
or applicant to undertake the flood risk assessment.

* = Mixed-Use Sites based on 25% or 50% site area unless firmer figures available.

5.32 A substantial supply of sites, both brownfield
and greenfield, was identified during the preparation
of this Replacement Plan. Should there be a shortfall
in housing provision in relation to the current housing
requirement suitable additional sites will be allocated
to meet any shortfall in housing provision.

Non-Allocated Sites

5.33  Previously developed sites or buildings for
conversion are expected to continue to come forward
as windfalls and contribute to the supply of housing
land in the District. Previously developed sites are
defined in Annex C to PPG3 and this definition is
further clarified in PPG17 ‘Planning for Open Space,
Sport and Recreation’ (2002). Sites not to be regarded
as previously developed include parks, recreation
grounds, playing fields and allotments. Clearly sites
must be assessed against the general need to protect
areas of open space which are of public value as
defined in PPG17 ‘Planning for Open Space, Sport
and Recreation’ (2002). The areas of identified open
space are shown on the Proposals Map. However,
there may be areas of open space that could be
considered to be of public value under the definition
of open space contained within PPG17 but which are
not identified on the Proposals Map, such as domestic
gardens (due to constraints brought about by the
release date of PPG17 in July 2002). PPG17 is a
material consideration in the assessment of planning
applications relating to areas of open space. This is
particularly pertinent where development proposals
are located within areas of open space that are not
designated on the Proposals Map. For a definition of
open space refer to the Glossary of Terms.

5.34 In order not to undermine the brownfield land
target of the Plan (see paragraph 5.18), strict control
is required over greenfield development. Granting
planning permission on greenfield sites when there
is an adequate supply of housing land would mean
that greenfield sites were being brought forward
unnecessarily. Therefore, greenfield windfall sites will
not be granted planning permission. Should

monitoring show that there is a shortage of housing
land within Calderdale to meet RSS housing
requirement, appropriate action will be taken to
increase the supply of land for housing.

5.35 A fundamental consideration for all windfall
sites will be the relationship of a site to essential
facilities and to good quality public transport services
with all new residential development ideally located
within easy walking distance of such facilities. Easy
walking distance for the purpose of Policy H 9 is taken
as within 400 metres of a bus stop or 800 metres of
a railway station. Within walking distance of local
services such as convenience shops, post office,
health centre/surgery and primary school is taken as
up to 800 metres for the purpose of the policy. These
distances reflect those employed by West Yorkshire
Metro but should be interpreted with care taking into
account the individual circumstances of each site,
including matters such as topography and the amenity
or general safety of any route. In assessing proposals
on all windfall sites the amenity and character of
existing residential areas must be protected.
Therefore:-

Policy H 9
Non-Allocated Sites

Proposals for residential development
(including those for the renewal of a previous
planning permission) on a non-allocated
brownfield site or building for conversion
will be permitted where:-

i the site is located within easy walking
distance of a bus stop or a railway
station and, wherever possible, is within
walking distance of local services (such
as convenience shops, post-office,
health-centre/surgery, primary school);

ii. existing and planned infrastructure can
cater for the development, including the
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ability of schools in the area to
accommodate additional pupils;

iii. there are no physical and environmental
constraints on development of the site,
including flood risk;

iv. the development creates no
unacceptable environmental, amenity,
traffic, safety, or other problems;

v. the development preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings or
their settings, where these are material
considerations;

vi. the development complies with the
requirements of other relevant UDP
policies.

Proposals for residential development on
unallocated greenfield land will not be
permitted.

5.36 There are sites where constraints will have to
be overcome in order for development to take place.
In certain cases improvements are needed to
infrastructure (e.g. highways or drainage) before the
land can be released for development. POLICY GCF
1 provides more detailed guidance on how
infrastructure needs arising from development will be
met.

Density and Type of Dwellings

5.37 During the period covered by the previous
UDP (1997) the average density of new housing,
excluding conversions, was 26 dwellings per hectare
(dph). PPG3 advises local authorities to avoid
developments that are built at less than 30dph, as
this results in an inefficient use of land. Developments
making more efficient use of land are to be
encouraged (30-50dph). At certain locations, such as
those with good public transport accessibility (town
centres and around nodes along good quality public
transport corridors) sites should be developed more
intensively. The target for the development of
brownfield sites in RSS for Yorkshire and the Humber
(2004) is based on an average of 38dph and clearly
developments at lower densities, if repeated
frequently, would undermine this fundamental
objective of the Plan. Developers will be expected to
provide innovative design solutions to achieve higher
densities rather than simply building at the minimum
density specified in PPG3.

5.38 The appropriate density will be determined by
several factors. These include the nature and location
of the site, the character of the surrounding area,
together with the type of development proposed and
the type of housing need being met. Where the
Calderdale Housing Requirements Study (2005)
demonstrates a need for smaller units of
accommodation such as for single person’s
accommodation or dwellings for the elderly, higher
densities will be required. Whilst lower densities may
be appropriate in certain situations, these will be very
much the exception and special circumstances will
have to be demonstrated by the applicant to justify a
density below that of 30dph.

5.39 One of the Government's fundamental
objectives for housing is to create mixed communities
through the provision of a better mix in the size, type
and location of housing. Building large areas of
housing of similar characteristics is to be avoided.
Equally in areas of existing housing of similar
characteristics, such as exist in large parts of North
Halifax, where a lower density development would
stimulate private sector investment an exception may
be made to the general density requirements of Policy
H 10. Given that the majority of the projected growth
will be in one-person households opportunities should
be provided to enable these to be met. The Council’s
Housing Strategy and Housing Requirements Study
will inform Policy H 11. Providing a mix of dwellings
is likely to be more appropriate in town centres and
in larger development schemes. The reference to
developments of 12 or more dwellings in Policy H 11
is included in order to indicate the size of site where
a mix of dwellings will be required. The degree of mix
will be expected to increase with site size. Given that
the Council’s Housing Land Availability Database
shows some 25% of dwellings are built on sites
between 0.4 hectare and 1.0 hectare in size (the
equivalent of between 12 and 30 dwellings at the
minimum density of 30dph advocated in PPG3), it is
important to achieve a mix of housing on these sites,
as well as on sites over 1.0 hectare, if the objective
of creating mixed and balanced communities in PPG3
is to be achieved.

5.40 There is clearly a relationship between the
types of dwellings built and the densities achieved.
The following Policies will therefore apply:-
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Policy H 10

Density of Housing Developments

All new housing developments including
conversion schemes shall be constructed at
a minimum net density (as defined in PPG3)
of at least 30 dwellings per hectare except
where special circumstances justify a lower
density. These will include:-

i the character of the site itself;

ii. the character of the surrounding area;

iii. the need to preserve the amenity of
existing or future residents;

iv. the availability of local facilities and
infrastructure;

v. the need to influence the housing mix
of an area.

In appropriate locations higher densities of
development will be expected including:-

a. in and around the main town centres;

b. close to main public transport routes
and bus and rail stations.

Policy H 11

Mix of Housing Types

Planning permission for residential
development will only be granted where
provision is made for a mix of housing in
terms of the size, type and affordability of
dwellings on suitable sites, defined as
developments of 12 or more dwellings or
sites in town centres, in order to meet the
full range of housing need in Calderdale.

Living Over Shops and Other Business
Premises

5.41 Whilst a number of conversion schemes have
been completed during the life of the previous UDP
(1997), there remains a significant amount of disused
or underused floorspace over many shops and
business premises within Calderdale, particularly
within the town centres. The Urban Capacity Study
indicates that some 510 dwellings could be provided
from this source. Halifax has the potential to

accommodate some 470 of these dwellings but there
is also more limited potential in the other towns. The
Council's objective of bringing empty or underused
property back into use is underpinned by Housing
Service's Empty Properties Strategy. Such space is
often no longer required in connection with the use
of the ground floor and could, if brought back into use,
provide a valuable source of residential
accommodation. This would add to the housing stock
in the District as well as providing a range of other
benefits, such as bringing life back into town centres
and reducing crime, thereby making the town centres
safer and more attractive. Other benefits include
generating environmental improvements and
enhancing the conservation of the built environment
whilst pressures for new development on greenfield
sites will also be lessened. Many suitable buildings,
particularly in town centres, are well served by public
transport and often occupied by people who do not
have a car, thereby reducing the need for the
provision of car parking. In the designated town
centres there is no car parking requirement in the
Plan (see Policy T 18), whilst many flats are likely to
be occupied by single people, many of whom may
not own a car. Whilst having regard to the amenities
of the occupants of such conversion schemes a more
flexible approach needs to be taken to reflect the
realities and location of this type of development. This
approach is reflected in the following Policy:-

Policy H 12
Living Over Shops and Business Premises

The residential use of accommodation above
shops (and other business premises),
particularly within town centres, will be
encouraged and supported. Proposals will
be assessed against the following criteria,
having regard to the nature and location of
this type of accommodation in determining
appropriate levels of amenity and car
parking:-

i. adequate noise attenuation measures
are provided;

ii. adequate access arrangements are
available;

iii. thereis adequate car parking provision
for schemes outside the town centres
where these are not close to good
quality public transport facilities;

iv. any external alterations to the building
are in accordance with the relevant UDP
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Policies relating to design and
materials; and

v. there are adequate facilities for the
storage of refuse.

Affordable Housing

5.42  Affordable housing is that provided for local
people who are unable to resolve their housing needs
in the private sector market because of the
relationship between housing costs and incomes. The
need for affordable housing has been recognised in
national planning guidance for some time and also in
the previous UDP (1997). Providing affordable
housing also forms part of the Government's overall
strategy of creating mixed communities.

5.43 The Calderdale Housing Requirements Study
(2005) confirms and quantifies the affordable housing
need in the District and indicated that, at the
conclusion of the Study, 720 households needed
affordable housing. This need cannot be met at
current rates of provision, and the requirements to
meet existing need, in addition to newly arising needs,
will continue in future years.

5.44 A Statement of Needs and Requirements will
be published annually, indicating the level of need,
and requirements for new dwellings by area and
tenure. Reference will be made to changes in incomes
and housing costs.

5.45  Affordable homes are those provided for
people who are unable to afford to access suitable
housing through the normal working of the housing
market. A subsidy is required to enable homes to be
affordable, either to rent, or in a form of low cost home
ownership.

5.46 The Housing Corporation Target Rents define
affordability in relation to rents. Affordable ownership
will be assessed in line with the method adopted in
the Housing Requirements Study, and will be
undertaken on an annual basis. Reference will be
made to incomes and house prices and costs, in order
to identify the entry level point where households are
able to secure home ownership. Consequently the
need in terms of low cost home ownership schemes,
for those who are unable to do so will be assessed.

5.47 With the transfer of the local authority housing
stock to Pennine Housing 2000, the Council's only
direct means of increasing the supply of affordable
housing is through its enabling role with Registered
Social Landlords. This source alone will not be able

to meet the scale of need identified in the Housing
Requirements Study. In such instances PPG3
requires UDPs to include a policy for seeking
affordable housing in suitable private housing
developments. Government guidance as to what are
considered to be suitable sites has evolved since the
inception of policy on affordable housing. Whilst the
most recent definition of a suitable site is set down in
DETR Circular 6/98, the Council will have regard to
whatever guidance is current when assessing
individual sites. One of the main criteria to be
employed in assessing a site’s suitability is its size.
For sites in the main urban areas the current threshold
in Circular 6/98 is 1 hectare or 25 dwellings whilst for
settlements of 3000 population or fewer in rural areas
it is up to local authorities to define their own
thresholds. In Calderdale the settlements conforming
to the Government’s definition of rural areas are:-

Blackshaw Head;
Cragg Vale;
Heptonstall;

Old Town/Chiserley;
Barkisland;
Ripponden; and
Rishworth/Krumlin.

5.48 In these settlements affordable housing will
be sought on sites of 15 or more dwellings or sites of
0.5 hectare or more. The Housing Needs Study
recognised that in the more rural areas the impact of
the Right to Buy Initiative has been more severe.
There is also a higher demand for social rented
housing in rural areas, which reflects the
proportionately higher house prices in these areas.

5.49 Other measures of a site’s suitability are its
proximity to local services and access to public
transport. Abnormal costs associated with the
development of a site will only be accepted as
mitigating circumstances for the affordable housing
requirement to be waived wholly or in part if they
render a scheme not viable. Such cases will be the
exception since any abnormal development costs
should be reflected in the price paid for the land.
Where developers seek mitigating circumstances,
evidence of the effect of any additional costs will be
required in the form of detailed financial assessments
of the whole development.

5.50 Developers should contact Housing Services
as soon as possible, and prior to submitting a
planning application, to discuss the affordable housing
that will be required where the results from the
Housing Requirements Study demonstrate a need
for affordable housing. The average level of affordable
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housing required on a site will be 20% unless the
need is for a lower amount. This is the level at which
the Council considers it reasonable and appropriate
to set the average level of affordable housing that will
be required, without it being unduly onerous on
developers whilst assisting in meeting the need for
affordable housing in the district. The specific amount
and type of affordable housing will be subject to
negotiation with developers and be dependent on the
circumstances prevailing when the site comes
forward. These will include information in the annually
revised Housing Strategy, which involves consultation
with a wide range of housing providers, enablers and
users who have an interest in the requirements for
and provision of housing within the District.

5.51 In Circular 6/98, the term affordable housing
relates to both low cost market and subsidised
housing (irrespective of tenure, ownership (whether
exclusive or shared) or financial arrangements) that
will be available to qualifying persons who cannot
afford to occupy houses generally available on the
open market. Circular 6/98 also states that the type
of affordable housing to be built should reflect local
housing need and individual site suitability and be a
matter for discussion and agreement between the
parties involved. The differing priorities for the housing
that is required are highlighted in the Council’s
Housing Strategy and based on the Housing
Requirements Study. A mix of different types of
affordable housing including housing for disabled
people may be required on a site. Normally, the
affordable housing will be expected to be provided
on the site, but there may be certain instances when
good reasons exist to provide the housing elsewhere
or to provide a commuted sum towards the provision
of housing elsewhere. This will be a last resort since
the objective of affordable housing policy is to meet
the needs in the area of the site and by allowing the
affordable housing to be provided elsewhere this
could lead to the polarisation of communities.

5.52 The Council will need to ensure that any
affordable dwellings built are available for those in
genuine need and that a significant proportion remain
affordable in perpetuity. Appropriate mechanisms will
therefore need to be in place to secure these
objectives. The clear preference in Circular 6/98 is
that registered social landlords are involved since
they have their own occupancy criteria and are
governed by the rules of the Housing Corporation
making further occupancy controls unnecessary. This
is also the preferred approach of the Council. Where
a registered social landlord is not involved, Circular
6/98 requires conditions or legal agreements to be

attached to planning permissions restricting
occupation to households meeting eligibility criteria
based on the Council's Scheme of allocations.

5.53 Evidence will be required on planning
applications that the dwellings to be provided will be
of a suitable type and design. There will also be a
need to ensure that affordable housing is provided
on a site within a reasonable timescale, and that in a
mixed scheme, the affordable houses are not
forgotten as development of the total package
proceeds. To this end the Council will use conditions
and/or planning obligations to ensure that the
affordable housing element in mixed schemes is not

unduly delayed. Fhe—fellewing—Polieysets—out-—the
appreach-te-theprovision-efaffordable-housing:-

Policy H 13
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Supplementary Planning Guidance Note 1 provides
further guidance on the provision of affordable
housing in private development schemes.

5.54  Annex B to PPG3 enables planning authorities
to have policies which support the release of small
sites for affordable housing which development plans
would not otherwise allocate for housing within or
adjoining villages, and on which housing would not
normally be permitted. This advice is aimed
particularly at the more rural parts of the country and
is not generally applicable in metropolitan districts
such as Calderdale where most small settlements lie
within the Green Belt and are close to the main urban
areas. No such policy was included in the previous
UDP (1997) and insufficient justification exists to add
such a policy in the Replacement Plan.

Accessible Housing

5.55 Following the 1999 revisions to Part M of the
Building Regulations, housebuilders now have to
ensure the accessibility of new housing to the
disabled. In summary the Regulations require that:-

° disabled people can gain access to the dwelling;

° disabled people can move around within the
entrance storey of the dwelling; and

° sanitary provision is made in the entrance storey
of the dwelling.

5.56  Following these changes to the Building
Regulations, the number of dwellings built to
standards that enable wheelchair users to visit friends
and relatives will be increased. However, the Building
Regulations do waive these requirements on steeply
sloping sites where plot gradients are greater than 1
in 15. In an area such as Calderdale with a high

proportion of sloping sites, the potential of the Building
Regulation changes to deliver homes built to higher
visitability standards is therefore reduced. Experience
demonstrates that even on sloping sites, early
consideration of the need to achieve visitability
standards can often result in layouts which enable
these standards to be met. Developers are therefore
encouraged to contact the Council as soon as
possible when devising schemes on sloping sites in
order to discuss the opportunities to provide visitability
standards to all or a proportion of the planned
dwellings and thereby maximise the number of
dwellings built to such standards. There is clearly a
need to increase the number of such dwellings in the
overall housing stock since the Calderdale Housing
Requirements Study shows that only 35% of
wheelchair users live in an adapted dwelling in
Calderdale:-

Policy H 14
Provision of Visitability Standard Housing

On sites with an average plot gradient of
greater than 1 in 15 developers will be
required to build to the standard set by Part
M of the Building Regulations unless they
can demonstrate that there is adequate
justification that these requirements cannot
be met.

5.57 As a result of applying the Building
Regulations many dwellings will also include several
features of Lifetime Homes, a higher standard than
Part M in their requirement for adaptability and
flexibility to be designed into the homes as well as
accessibility. In contrast Part M is not intended to
facilitate fully independent living for all disabled
people. The Calderdale Housing Requirements Study
also highlighted the fact that the population of
Calderdale is an ageing population. There is therefore
a need to increase the number of new homes built to
Lifetime Homes Standards and the Council will require
a proportion of such dwellings in schemes on sites
over 1 hectare. The need for such accommodation
is emphasised by the fact that the Study found the
number of households with a disabled person was
higher in Calderdale than in other similar studies
undertaken by the consultants responsible for the
Calderdale Study. The Study found that there is a
specific need to address the under-provision of
adapted dwellings to meet the current needs of
households containing a disabled person. Sites over
one hectare are large enough to accommodate a mix
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of dwelling types including Lifetime Homes. A nominal
figure of 15% is considered reasonable but will vary
from site to site depending on the actual need in an
area based on the findings of the Housing
Requirements Study. Suitable sites are those within
800 metres of shops and services. Over time this
approach will lead to an increase in the proportion of
Lifetime Homes in the overall dwelling stock:-

Policy H 15
Lifetime Homes

In order to increase the choice of housing
available to disabled people, on sites of 1
hectare or larger, on average 15% of
dwellings will be required to be built to
Lifetime Homes Standards. The actual
proportion will vary depending on local
needs as demonstrated in the Calderdale
Housing Requirements Study. Such
dwellings should be spread throughout the
site.

Houses in Multiple Occupation

5.58 Houses in Multiple Occupation (HMOs) are
houses that are not occupied by a single household
and include dwellings occupied by two or more people
living separately, bedsits, lodgings and hostels. They
meet specific local housing needs, such as those of
students, single people on low incomes or people
who move frequently and require temporary
accommodation.

5.59 There are 29 HMOs registered under the
Calderdale (Registration of Houses in Multiple
Occupation) Control Scheme 1998, with another four
likely to be registered soon. The Council has a duty
to carry out a risk assessment of HMOs to ensure
they meet statutory standards with a view to
protecting the health, safety and welfare of the
occupants.

5.60 The intensification of use associated with
HMOs often has implications for the area in which
the building is located. Planning control is required in
order to protect the amenity of both nearby residents
and the future occupants of the building to be
converted from increased noise levels. Such
proposals are usually located in residential areas
whose character also needs protecting. External
alterations to the building such as the addition of fire
escapes can affect the appearance of the building.

This is of particular importance in sensitive areas such
as Conservation Areas or where Listed Buildings are
concerned. Neglect of gardens following conversion
will affect the character of the locality, as will
increases in the number of cars, both in terms of car
parking and increased traffic on the local highway
network. If a high proportion of conversions to HMOs
took place in a locality, this could both change the
character of the area and reduce the supply of family
housing. This could give rise to the dominance of a
particular type of housing rather than retaining a mix
of house types and sizes which would support a more
mixed community, this being one of the fundamental
objectives of PPG3.

5.61 Given the rise in single person households
HMOs clearly have a role to play in meeting the
District's future housing requirements. However a
balance must be struck between this and protecting
existing residential amenity. HMOs will be expected
to be located in the main urban areas and therefore
near to public transport since, as recognised in PPG3,
lower levels of car ownership are often found in such
properties and this in turn will often reduce car parking
requirements. These requirements are therefore
reflected in the following policy on HMOs:- .

Policy H 16
Houses In Multiple Occupation

Planning permission will be granted for the
use of a building as a house in multiple
occupation where:-

i. there would be no harm to:-

a. the character or
appearance of the building;

b. the character or
appearance of the locality;

c. the amenity of the
occupiers of neighbouring
buildings or the intended
occupiers of the building;

ii. the proposal is well served by public
transport;

iii. thereis adequate car parking provision
on site; or
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iv. on-street parking would not impair the
free flow of traffic or highway safety;
and

v. the proposal would not result in a
disproportionate concentration of
HMOs in an area.

Gypsies

5.62 This UDP was written prior to the publication
of ODPM Circular 1/2006 which substantially changes
Government Policy in relation to planning for gypsies.
Given the advanced stage already reached in
preparation of the RCUDP at the time the Circular
was published, its requirements could not be
accommodated in this Plan.

5.63 The term gypsy is defined in Paragraphs 2
and 3 of Circular 18/94 (Gypsy Sites Policy and
Unauthorised Camping). Circular 1/94 (Gypsy Sites
and Planning) encourages local authorities when
preparing UDPs to identify, wherever possible
locations suitable for gypsy sites. Where this is not
possible, criteria are to be set for suitable locations.

5.64 Gypsies comprise a small proportion of the
population whose land use requirements need to be
met. Their accommodation and occupational needs
can be varied, making an assessment of the provision
to meet this need a difficult and time consuming task
for local authorities. This is compounded by the fact
that the gypsy population can vary appreciably.

5.65 As stated in Circular 1/94, gypsy sites are not
amongst those land uses normally appropriate in
Green Belts or other sensitive locations. They should
be within a reasonable distance of local services and
facilities such as shops, hospitals and schools. Sites
should have access from a properly surfaced road
and a reasonable level of service provision including
electricity and drinking water supplies, sewage
disposal and refuse collection. The following Policy
will therefore apply:-

Vi.

Vil.

surrounding areas, particularly nearby
residential areas;

adequate access is available;

the necessary utilities (electricity, water,
gas and drainage) are provided or are
readily available;

the site is accessible to schools and
other community facilities;

the development creates no
unacceptable environmental, amenity,
traffic, safety, or other problems;

the development preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings or
their settings, where these are material
considerations; and

the development complies with the
requirements of other relevant UDP
Policies.

Policy H 17
Gypsy Sites

Planning applications for gypsy sites will be
permitted where they comply with the
following criteria:-

i. sites are located so as to have minimal

impact upon the environment and the
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Retailing and Town Centres

6 Retailing and Town Centres

Introduction

6.1 Retailing is an essential sector of the local
economy. It has a key role to play in everyone’s life;
it is a major component in the structure of town
centres and also an important employer within the
District. The Replacement UDP incorporates land use
policies to foster a successful, sustainable and
competitive retailing sector, which will enable
Calderdale’s residents to benefit from the effects of
competition, as well as securing the future vitality and
viability of existing town and shopping centres.
Policies will seek to ensure that any new retailing
development that is provided:-

° meets the needs of the community;

° does not adversely effect the vitality and viability
of any existing town centre;

° is in locations which are accessible by all modes
of transport, where public transport, cycling or
walking access is good;

° reduces the overall need to travel, by providing
retall facilities which are generally within town
centres and by encouraging new facilities within
accessible locations, determined by the
‘sequential approach’, which will reduce the
need to travel to other towns and centres for
goods and services; and

° does not have adverse traffic, environmental,
amenity, safety, security or economic effects.

6.2 The Government's latest policy statement on
retailing was published in 2005. PPS6 'Planning for
Town Centres' consolidated the planning policy advice
from the former PPG6 "Town Centres and Retail
Developments' (1997) and a number of Ministerial
Statements. These statements expressly considered
the issue of 'need' for retail development which has
been rolled forward into PPS6. In respect of the 'need'
for retail development PPS6 has made it clear that
there are two types of need which may be identified.
Firstly '‘Quantitative Need' and secondly 'Qualitative
Need'.

° Quantitative need derives from a realistic
assessment of existing and forecast population
levels; forecast expenditure for specific classes
of goods to be sold within the broad categories
of comparison and convenience goods; together
with forecast improvements in productivity in
the use of floorspace.

° Qualitative need may be considered to be a key
consideration in ensuring consumer choice by

providing an appropriate distribution of locations
for retailing and promoting the vitality and
viability of town centres and issues relating to
improving the accessibility of the whole
community. In this respect the range of sites for
retail facilities leisure and local services which
allow for genuine choice to meet the needs of
the whole community particularly in deprived
areas.

6.3 Showing that 'need' exists is therefore an
essential part of the justification for major retail
developments, outside town centres. As a result
development that seeks to serve a wide catchment
area should be located within a centre that seeks to
serve a similar catchment area. The Replacement
UDP therefore takes into account this change in
national policy.

6.4 Atthe regional level, Regional Spatial Strategy
for Yorkshire and the Humber (RSS) (2004) includes
policies to ensure that town centres are the main
focus of shopping, cultural, social, leisure and
business services. The Replacement UDP has taken
this approach into account.

6.5 In order to assess retail trends and to give
guidance as to the future potential for retail
development, the West Yorkshire Planning Forum,
(comprising each of the Districts within the County),
commissioned the West Yorkshire Retail Capacity
Study (WYRCS) (1999) from consultants Colliers
Erdman Lewis. This Study provides the background
to retail planning within each District. The findings of
the WYRCS with respect to the future capacity for
new retail development in Calderdale suggest that
there is little scope for additional retail provision
through the next decade up to 2011. These findings
are, however, based upon a number of broad
assumptions including there being no changes in the
identified patterns of spending, the take-up of existing
unimplemented shopping planning permissions and
the prospect of a declining population.

6.6 Whilst accepting that the findings of the WYRCS
are valid given the assumptions, the Council does
not believe that the existing patterns of retail spending
should be regarded as supporting sustainability in the
long term. These patterns display significant outflow
of spending on 'high street' comparison goods and
smaller but still large spending flows on convenience
goods, to centres and shops outside Calderdale.
These flows mean much unnecessary longer distance
travel to obtain goods and purchases. As a result the
Council is supportive of additional retailing to provide
Calderdale’s residents with better retail facilities which
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will be attractive to them, and help to reduce the need
for travel to Huddersfield, Bradford, Leeds, the White
Rose, Meadowhall and Trafford Centres for many
comparison goods items. It is important however to
ensure that any additional major retailing development
does not have adverse effects upon the vitality or
viability of any existing centre and is wherever
possible located within or close to an existing centre
in order to support sustainable development.

6.7 One major factor on future changes in the retail
sector relates to the development of the internet as
a market place. In future, more people will be able to
go shopping on their computers and as a result there
may be a reduced requirement for actual physical
floorspace dedicated to shopping. This development
makes the planning for future retail development
particularly difficult. Even if people buy items on the
internet it is likely that showrooms will be required to
enable hands-on comparison of goods to take place,
and as part of the leisure/entertainment activity that
is the shopping experience. Despite the unknown
consequences of e-retailing it is likely that additional
floorspace will be required during the Plan period for
both comparison and convenience goods retailing,
and there does not appear to be any reason to
suggest at this time that shopping centres will decline
as a result of e-retailing.

Objectives for Retail Policy

6.8 The retail strategy seeks the provision of a
modern, competitive and sustainable retail sector
meeting the needs of Calderdale’s residents in a
manner that helps enhance the vitality and viability
of the existing town centres, provides facilities
accessible by all means of transport, but particularly
by alternatives to the private car, reduces the overall
need to travel and protects the environment. This
objective is encapsulated in Part One Policy GS1:-

POLICY GS 1
RETAIL STRATEGY

THE BENEFITS OF A MODERN,
COMPETITIVE, ENVIRONMENTALLY
ATTRACTIVE AND SUSTAINABLE
RETAILING SECTOR INCLUDING THE
UPGRADING, MODERNISATION AND
ENHANCEMENT OF RETAILING PROVISION
WITHIN TOWN CENTRES AND LOCATIONS
HIGHLIGHTED WITHIN THE RETAIL
HIERARCHY WILL BE SOUGHT WHICH MEET
THE NEEDS OF CALDERDALE’S

RESIDENTS. AS PART OF THIS STRATEGY
THE VITALITY AND VIABILITY OF EXISTING
CENTRES WILL BE MAINTAINED TO
ENSURE THAT THEY REMAIN ATTRACTIVE
TO SHOPPERS AND VISITORS AND CAN
COMPETE EFFECTIVELY WITH OTHER
CENTRES AND OTHER FORMS OF
RETAILING.

Location of Retail and Key Town Centre
Uses

6.9 To ensure that new retail and other key town
centre developments are sited in appropriate locations
in accordance with the principle of maintaining the
vitality and viability of existing centres and ensuring
they are in accessible locations well related to public
transport, it is appropriate to apply the 'sequential
approach' to retail developments and other key
developments. (Additional policy advice for leisure
uses may be found in Policy CF 10 and for offices in
Peliey-E-6; Policy E 7 and Peliey-E-8).This approach
is set out in PPS6 and therefore forms an important
part of national retail policy. Asa+esult-the-fellewing

POHCY-GS2
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Retail Hierarchy for Calderdale

6.10 To focus retailing activity into appropriate
locations, a shopping hierarchy has been defined. In
Calderdale, the retail hierarchy is dominated by
Halifax town centre, which is the fifth largest centre
in West Yorkshire (1999 WYRCS). The West
Yorkshire retail hierarchy is dominated by the regional
centre of Leeds, Bradford city centre, Huddersfield
town centre and Wakefield city centre and are all
larger than Halifax town centre which itself possesses
more retailing floorspace than all the other town and
smaller centres within Calderdale combined. Halifax
town centre is a little larger than Keighley, which is
sixth in the county’s retail hierarchy. Halifax is also
the main focus for services within the District and a
major centre for office employment, leisure and
cultural activities. Brighouse, Elland, Todmorden and
Hebden Bridge provide a focus for shopping and
services within their parts of the District but remain
subservient to Halifax within the hierarchy.
Todmorden and Hebden Bridge act as service centres
to their respective rural hinterlands in the western
part of the District. The WYRCS found that Halifax
has a strong core catchment based upon the
Halifax/Sowerby Bridge/Hebden Bridge/Ripponden
area, but that its influence in Brighouse, Elland and
Todmorden is greatly diminished by other competing
centres such as Huddersfield, Bradford, the White
Rose Centre, Leeds, Meadowhall, the Lancashire
Towns, Manchester and the Trafford Centre. Despite
having a strong core catchment, Halifax experiences
significant outflow of expenditure to other competing
centres, which means that the centre does not provide
the sorts of retail facility and range of goods that
would generally be expected from a town of its size
and status. It is a reasonable position to attempt to
bolster the retail offer of Halifax, but recognising that
this is in the context of the West Yorkshire hierarchy.
Any major new retail proposal intended to significantly
increase the retail potential in Halifax Town Centre
should demonstrate that the proposals are appropriate
to the role that the centre serves and address the
implications for other centres within the hierarchy.

6.11 Despite these weaknesses, the Calderdale
retail system has some notable strengths, particularly
in respect of the small independent retailers which

characterise much of the retail sector within the
District. It will be important to assist the smaller
retailers and the services that they provide by
providing attractive town centres, which will continue
to be a focus for activity. As a result the application
of the sequential approach to retail development
becomes an essential part of securing the future of
the town centres.

6.12 There are several out-of-centre convenience
and comparison retailing facilities which provide
significant facilities throughout the District. These
have been defined as Other Retail Locations and are
shown on the Proposals Map. They attract the
majority of convenience expenditure and are an
important feature of Calderdale’s retail trading pattern.
In terms of comparison retailing however, the
floorspace outside Halifax centre is only slightly larger
than that within the centre, although a number of
developments are coming forward. Much of this
out-of-centre comparison floorspace has been
developed since 1990 and consists of large retail
warehouse units.

6.13 A retail hierarchy has been defined as
suggested by PPS6 based upon the relative trading
patterns and turnovers of the centres as identified by
the WYRCS (1999) for the larger centres and based
upon the floorspace and retail characteristics of the
smaller centres. The hierarchy is as follows:-

Table 6.1 Calderdale's Retail Hierarchy

TYPE OF CENTRE

MAJOR TOWN CENTRE
. HALIFAX

TOWN CENTRES

BRIGHOUSE
ELLAND

HEBDEN BRIDGE
SOWERBY BRIDGE
TODMORDEN

Local Centres

King Cross
Mytholmroyd
Queens Road
Northowram
Ripponden
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TYPE OF CENTRE

° Hipperholme
° West Vale

Local Shops (These are not shown on the
Proposals Map)

Bailiff Bridge
Boothtown
Highroad Well
lllingworth

Lee Mount
Luddendenfoot
Mixenden
Ovenden Cross
Shelf

Skircoat Green
Sowerby

Additional small groups of shops, which serve a
local walk-in catchment, also contribute to the Retail
Hierarchy. These are too numerous to mention and
too small to show on the Proposals Map.

Other Retail Locations

These are convenience and comparison stores and
small retail parks which are a feature of the Retail
Hierarchy. They may be edge-of-centre or
out-of-centre in terms of location. Whilst the Council
does not accept that they should be regarded as
Town Centres for the operation of the Sequential
Approach, their enhancement or expansion would
in many instances be a more satisfactory solution
than the creation of another free standing facility,
should there be no alternative town centre or edge
of centre sites available. They therefore have an
important role to play in the overall implementation
of the sequential approach to retail planning.

6.14 The Council supports proposals that achieve
the consolidation, strengthening and enhancement
of centres and wishes to see as a general principle
new retail development being located within the
centres identified on the Proposals Map. Whilst there
may be a place for out-of-centre retailing
developments, a sequential approach to the location
of development is appropriate to ensure that central
or edge-of-centre sites are developed in preference
to out-of-centre locations.{See-POHICY-GS2-and
Paliey-S-

6.15 In order to help sustain the character, vitality
and viability of existing shopping centres, new retail

development should be seen to complement the retail
hierarchy rather than fundamentally change it. As a
result it is important that new retail development is in
scale with any centre with which it is associated and
forms an appropriate addition or extension. Where a
development may be considered to be out of scale,
an appraisal of sustainability in accordance with RSS
(2004) Policy SOC3 will be required to provide
information regarding traffic, environmental and retail
impacts of the proposals in order to allow informed
decisions to be made.

Major Development Opportunities
Sites Which May Include Retailing

6.16 There are a number of major development
opportunities within the District. Within Halifax town
centre there is scope at Broad Street to accommodate
major new retailing development to assist in
maintaining the town’s competitive position in the face
of expanding and improving major centres throughout
West Yorkshire. The following are previously
developed land sites where their development will
support sustainability objectives. The Council has
identified two sites within or at the edge of the centre
of Halifax for major mixed-uses, these being shown
on the Proposals Map:-

i. BROAD STREET, HALIFAX: (See Policy E 4
Site MUB) This site is within the Halifax town
centre and was given planning permission in
June 1997 for a mixed retail/leisure/restaurant
development with significant car parking, which
did not proceed. This is a major town centre site
with significant potential and the Council wishes
that it remains at the top of the sequential test
list for Halifax. This site was marketed again by
the Council during 2002/3 and new developers
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have been selected. The new scheme proposes
a mixed development that will include retailing
and residential uses. Retailing up to 15,000sg.m
may be appropriate, which supports the role of
Halifax as a sub-regional centre and fifth in the
retail hierarchy of West Yorkshire.

ii. TRANSCO SITE, MULCTURE HALL ROAD,
HALIFAX: (See Policy E 4 Site MU2). This site
forms part of a key area within the Halifax
Renaissance Strategy theme of 'Re-Populating
the Valley Bottom'. Whilst it is accepted that
some retailing may be appropriate here, it is
considered that this should be small in scale,
ancillary to the predominant residential
development of the site. Any retailing on the site
is unlikely to exceed 1,500sg.m in gross area.
Single use developments other than residential
that would not be supportive of the objective of
repopulating the valley bottom will be resisted.
Other uses that may be appropriate within the
mixed development include Use Classes A2;
A3 (ancillary); B1; D1; C1; and C2.

6.17 There are other development opportunities
across the District where retailing could form either
the main element of the development or where it could
be part of a mixed development:

i. DEWSBURY ROAD, ELLAND: (See Policy E
4 Site MU5). This site includes the old Gannex
Mill site and other derelict or underused
premises along the south side of Dewsbury
Road. A major mixed-use development of
retailing, leisure, residential and community use
would be supported. The retail element should
meet the needs of Elland and be appropriate to
the role of the centre and the catchment that
the development is intended to serve.

i. SUGDEN’S MILL AND SITE ON MILL ROYD
STREET, BRIGHOUSE: (See Policy E 4 Site
MU4).This is a major edge of centre site, which
when developed would expand the centre of
Brighouse. This site has been approved for a
major mixed-use development including food
and non-food retall, (1,500sg.m and 5,300sg.m
respectively) a new swimming pool, offices, car
parking and new canal crossings for vehicles
and pedestrians. Major mixed-use development
including retailing, business and possibly
housing together with the replacement pool
would be supported.

Sequential Approach to Retail, Key Town
Centre and Leisure Developments

6.18 Government Policy as contained in PPS1,
PPS6 and PPG13 together with RSS (2004) stress
the importance of town centres and the desirability
of locating new retail, leisure and other key
developments within or adjacent to town centres, in
order to encourage multi-purpose trips and provide
greater opportunities for the use of public transport.
The adoption of a sequential approach to site
selection will assist in ensuring that the benefits of
new forms of retailing are available to the greatest
number of people and that locally generated retail
expenditure is retained to support investment and
jobs within the local economy and assist in the aim
of reducing the need to travel. This sequential
approach gives priority to town centre sites as
development locations. Edge-of-centre sites, district
and local centres and finally out-of-centre locations
should be considered in turn in assessing suitable
development locations. Out-of-centre sites should
generally be regarded as an option of last resort.
Within town centres, there may be Listed Buildings
and Conservation Areas, which may have implications
for considering whether sites or buildings are suitable
for retail or other development. In some instances it
may be necessary to consider edge-of-centre sites
where the alternative central sites would have serious
implications for a Conservation Area or Listed
Buildings. Fhe—Ceuneil—willtherefere—apply—the
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6.19 For the purposes of interpreting the shopping
policies and to ensure certainty for developers where
these apply, the centres as identified on the Proposals
Map and listed above in the shopping hierarchy
(paragraph 6.13) are considered to be appropriate
locations for retail development. ‘Other Retall
Locations’ are not regarded as centres and therefore,
should not be considered as part of the initial
sequential approach except where they may be
edge-of-centre locations. It is accepted that in some
circumstances, the expansion or enhancement of an
existing out-of-centre ‘Other Retail Location’ may be
a more satisfactory solution than the creation of an
entirely new out-of-centre retail park.

Criteria for Asssessing Retail
Development

6.20 Shopping development will only be acceptable
if, inadditionte-the-locational-eriteriaof POLICY-GS
2POHEY-GS3-andPeliey-S—1; all the criteria of

Policy S 2 are met. These criteria are to ensure that:-

° the need for the development is demonstrated;

° proposals are appropriate to the role of the
centre and the catchment that the development
is intended to serve;

° a sequential approach to site selection has been
undertaken;

° proposed developments are of an appropriate
scale;

° do not create unacceptable environmental,
amenity, highways or other problems;

° proposed developments maintain the viability
and vitality of the existing centres;

° proposed developments are accessible to all
including those dependent on public transport;

° sustainability criteria are applied to the
consideration of the application; and

° proposed developments ensure the provision
of a high quality environment.

6.21 Reference should also be made to other UDP
Policies such as, those on design, POLICY GBE 1
and Policy BE 1; landscaping Policy BE 3; and the
provision of publicly available toilet facilities Policy
BE 8 and Policy BE 9. Other UDP policies may also
have implications for retail developments, such as
those on Listed Buildings and Conservation Areas,
and this cross-reference does not intend to be
comprehensive but rather indicative. Other matters
may also be of relevance and be regarded as a
material consideration when determining any planning
application.

6.22 All retail applications in excess of 2,500sq.m
(gross area) in locations outside the designated town
centres should be supported by a Retail Assessment
in accordance with PPS6. Proposals within town
centres should demonstrate that they relate to the
role, scale, and character of the centre and the
catchment the development is intended to serve. All
retail developments of this size will be referred to the
Secretary of State under the Town and Country
Planning (Shopping Development) (England and
Wales) (No.2) Direction 1993. Such assessments
may occasionally be necessary for smaller
developments depending on the size and nature of
the development in relation to the centre concerned.
Transport Assessments may be required under the
terms of POLICY GT 5 where the effects of the
development upon the highway network could be
significant or give cause for concern.

6.23 In order for the sequential approach outlined
in POLICY GS 1 and-Peliey-S—1 to work properly,
developers must be prepared to be flexible in their
requirements for space and land. In seeking to find
a site in or on the edge of an existing town centre,
developers should be able to demonstrate that they
have been flexible about their proposed business
model in terms of the following considerations: -

the scale of their development;
the format of their development;
car parking provision; and

the scope for disaggregation.

6.24 For example, the shape of a site may not be
ideally suited to a rectangular box, but it may accept
an ‘L' shaped structure. Developers must consider
whether the alternative available sites or methods of
trading including operating from separate sites can
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meet their requirements. As part of this exercise
developers should explore whether specific parts of
their proposals could be operated from separate
sequentially preferable sites. PPS6 provides further
policy advice on this issue. As a result it is important
to set out the criteria against which planning
applications for retail developments will be assessed
as follows:-

Policy S 2
Criteria for Assessing Retail Developments

Applications for all retail developments will
be assessed on the basis of the following
criteria:-

Part A : For ALL locations:-

i. the proposals relate to the role, scale
and character of the centre and the
catchment the development is intended
to serve;

ii. the development creates no
unacceptable environmental, amenity,
traffic, safety, or other problems;

iii. the development preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings or
their settings, where these are material
considerations; and

iv. all other relevant UDP Policies are met.

and PART B : For all locations NOT WITHIN
town centres:-

i the 'need' for the development is
demonstrated;

ii. having been flexible about the scale,
format and design of the development
and the provision of car parking, there
are no reasonable prospects of the
proposed development being
accommodated on an alternative town
centre site(s);

iii. there will be no serious effect (either on
its own or cumulatively with other
similar permissions) upon the vitality
and viability of any nearby town centre,
as a whole;

iv. the proposed development is located
where it can serve shoppers using
public transport or other modes of
transport such as pedestrians or

cyclists as well as those travelling by
car;

v. the likely effect on overall travel
patterns and car use, the objective
being the reduction in travel mileage;

vi. the implications for other relevant UDP
policies which relate to the use of the
site; and

vii. the development would not undermine
the retail strategy of the Plan.

Local Shopping

6.25 The Council recognises that not all people in
Calderdale have easy access to shopping facilities,
particularly those without the use of a car. It also
recognises that there are parts of the urban areas,
which have very few convenience goods facilities.
The Council will therefore support proposals that
assist in the creation of small scale, local facilities,
which will reduce the likelihood of the development
of a 'food desert' and will provide residents with much
needed local shopping. ('"Food deserts' are described
in the Glossary). Small scale local food shopping
facilities, (generally those that are able to open all
day on Sunday, as they are under 280sq.m net area),
provide an important local facility that is unlikely to
have a detrimental effect upon any of the larger town
centres within the hierarchy. However, there may be
potential for them to attract expenditure away from
some of the smaller centres forming part of the retail
hierarchy thereby reducing the vitality and viability of
those centres. As a matter of principle, the Council
considers that this type of small scale retailing should
be located within or close to existing smaller centres
or alongside groups of local shops, where suitable
sites or buildings capable of being converted may
exist and are therefore covered by Peliey-S—34—-and
Policy S 2. However, small convenience or some
types of comparison shops, may be supportable in
locations where there is a local deficiency, within the
urban areas or rural settlements, which could help to
reduce the necessity to travel, meet local shopping
needs and help to tackle the issue of ‘food deserts'.

Policy S 3
Local Shopping Outside Centres

Development of small scale retailing
intended to meet local needs in out of centre
locations will be permitted where there is a
deficiency in the general area of the
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proposed development, subject to the criteria
in Policy S 2 (Part A), and other relevant UDP
Policies.

Retailing in the Green Belt and Open
Countryside

6.26 Government Guidance as expressed by PPG2
and RSS (2004) is that there is no place for major
retail development either within the Green Belt or
generally within open countryside. Some smaller scale
retailing can however be appropriate to a rural area
and can facilitate and foster the development and
diversification of the rural economy, and may be
considered to be supportive of the advice in PPS7
'Sustainable Development in Rural Areas' (2004).
Farm shops, for example, can bring the farmer closer
to the market thus meeting the demand from
customers who want fresh produce from the point of
production. They can also help to diversify individual
farm businesses making them more financially stable.
Other types of small scale retailing such as a golf
shop associated with a golf course, or a horse tack
shop at a riding stable may also be appropriate. Small
convenience stores may also be appropriate within
a rural settlement. It is important however, to ensure
that all types of retailing in rural areas are properly
managed and controlled and do not develop to such
an extent that they become inappropriate.

Policy S 4
Retail Developments in the Green Belt

Proposals for retail developments within the
Green belt or within the Area Around
Todmorden will not be permitted unless there
are very special circumstances.

Farm Shops and Nursery Gardens

6.27 Whilst the importation of some goods for sale
to the public from a farm shop must be accepted if
the shop is to remain viable and attractive to
customers, it is considered that the great majority of
goods sold through the farm shop should be produced
on the farm to which the shop belongs. In a similar
manner to farm shops, the retail element of nursery
gardens may be appropriate within the Green Belt or
open countryside. However the type of garden centre
which imports all its produce for selling on, is unlikely

to be considered appropriate to a rural area as it
would be more suitably located close to one of the
main town centres or generally within an urban area.

Policy S5
Farm Shops and Nursery Gardens

Proposals for Farm Shops (where they
support farm diversification) and Nursery
Gardens will be permitted provided that the
great majority of goods retailed to the public
are produced on the farm or nursery or
sourced from the local area subject to the
criteria in Policy S 2 (Part A) and other
relevant UDP Policies.

Shopping Frontages in Town Centres

6.28 National and regional guidance on shopping
policy places great emphasis upon improving the
vitality and viability of existing shopping centres.
Vitality comes from the variety and mix of uses and
from activity within a town centre, but it is all
underpinned by retailing. Different but complementary
uses both during the day and in the evening can
reinforce each other making town centres more
attractive to local residents, shoppers and visitors.
Restaurants, entertainment facilities, museums,
hotels, banks, building societies and other financial
institutions offering services to the public are well
suited to town centre locations, but no advantage is
achieved if these uses undermine the retail character
and function of the centre.

6.29 Primary Shopping Frontages, which form the
core of the retail area, have been defined in Halifax,
Brighouse, Hebden Bridge and Todmorden town
centres, using the criteria of commercial rental levels
and pedestrian flows set out in PPS6. In Halifax these
frontages have been refined by the work undertaken
by Donaldson’s Consultants in developing the review
of the Town Centre Strategy. Within these frontages
it is the intention to keep a very high proportion of
retail uses in order to ensure that the retail character
of the streets is not diluted to the detriment of the
vitality and viability of the town centre as a whole.

6.30 To assistin the interpretation of this policy the
following should be taken to apply:-

° A block is defined as being between major road
frontages. It is not split by small access points
(such as Upper George Yard, Union Cross Yard
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or Star Yard in Halifax, nor by entrances to
market buildings). More substantial streets such
as Cheapside, The Old Arcade, Market Arcade
or Old Cock Yard, in Halifax should be regarded
as splitting the frontage and therefore assist in
defining the block.

° The frontage to any one street should be
regarded as being on one side of the street only.
Calculations should not consider the implications
of the number of non-Class Al uses on the
opposite side of the road, which would be
regarded as being within another frontage.

(These rules do not apply within the small centres
considered within Policy S 9, where calculations
should be taken to include the whole centre, not just
one side of the road).

6.31 Within Primary Retail Frontages the following
Policy will apply:-

Policy S 6
Primary Shopping Frontages

In the Primary Shopping Frontages identified
on the Proposals Map proposals for the
development/redevelopment or change of
use of ground floor premises in retail use
(Class Al) to uses within Class A2 and A3
will be permitted unless they would either:-

i create a continuous frontage of more
than two non Class Al uses, or exceed
15m of continuous frontage in
non-Class Al use; or

ii. resultin more than about 15% of the
total length of street frontage in any one
street of any one block being in
non-Class Al use.

Uses outside Classes Al, A2 or A3 will not
be permitted.

6.32 Secondary Frontages have also been defined
in these town centres where a more relaxed approach
to non-retail uses will be adopted although the
intention is still to retain a retail character and
dominance. The following Policy relates to these
areas:-

Policy S 7
Secondary Shopping Frontages

In the Secondary Shopping Frontages
identified on the Proposals Map proposals
for the development/redevelopment or
change of use of ground floor premises in
retail use (Class Al) to uses not within Class
Al will be permitted unless they would
either:-

i create a continuous frontage of more
than three non-Class Al uses, or
exceed 21m of continuous frontage in
non-Class Al use; or

ii. resultin more than about 30% of the
total length of street frontage in any one
street of any one block being in
non-Class Al use.

6.33 A Tertiary Mixed Use Frontage Area has also
been defined for Halifax and Brighouse Town Centres,
where non-Class Al uses will be supported but should
not be allowed to dominate the area. This area has
been defined to assist in the shaping of the night-time
economy within the town centres:-

Policy S 8
Tertiary Mixed-Use Frontage

Within the Tertiary Mixed-Use Frontage Area
of Halifax and Brighouse Town Centres,
identified on the Proposals Map, proposals
for the development/redevelopment or
change of use of ground floor premises in
retail use (Class Al) will be permitted except
where they would lead to more than 50% of
the length of the street frontage of any block
being in non-retail use .

6.34 In other centres of the hierarchy it has not
been possible to identify Primary and Secondary
Frontages. However, it is important to protect the
retail character of these centres as well and therefore
some restrictions will apply. These are not considered
to be as restrictive as those within the secondary
areas of the town centres and reflect the
predominantly tertiary character of these smaller
centres.
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Policy S 9
Non-Retail Uses in Smaller and Local Centres

In the Local Centres (shown on the Proposals
Map) and other parades of shops where there
are no defined shopping frontages,
proposals for non-shopping uses will be
permitted provided that the number of
non-Class Al uses within the centre does
not exceed 35% of the total number of units
available within the centre or parade as a
whole.

Halifax Town Centre

6.35 Halifax Town Centre is the most important
within the District and is the fifth largest retail centre
in West Yorkshire. It is also a major administrative
and employment centre with the Council’s own
headquarters, together with the Halifax Bank of
Scotland (HBOS) and major employment centres at
Dean Clough and the Nestlé factory. The Council will
seek to maintain and enhance the role of Halifax
within the countywide retail hierarchy over the Plan
period and to bolster the economy of the town through
renaissance of the town and its centre. The provision
of good quality facilities for residents, visitors and
shoppers will be encouraged to ensure that the centre
can compete effectively with other centres in the
hierarchy and the ‘out-of-centre’ retail parks. The
continued success of retailing within the town centre
is fundamental to the continued vitality and viability
of the centre. However, the whole range of land uses
expected to be found within a town centre contribute
to the vitality and vibrancy of the town, and it is
important also to plan properly for these other uses
as well.

6.36 The development of new bars, clubs and
restaurants has been an important feature of the town
centre over recent years, but fear of crime and public
disorder is deterring some people from visiting the
centre particularly in the evening or after dark. The
management of the centre is essential to reduce
conflicts between different uses as well as helping to
reduce opportunities for crime and disorder. The
introduction of an alcohol ban on streets within the
town centre has given the Police a useful tool against
anti-social behaviour.

6.37 The town centre’s role will be further enhanced
during the Plan period through:-

i improvements to the range and quality of
shopping facilities, together with the retention
and enhancement of the existing facilities
including the market;

ii.  improvements to the variety of employment,
leisure and service activities and facilities;

iii. improvements to the centre’s accessibility;

iv.  improvements to the quality of the environment;

v.  encouraging residential uses within the centre
and improvements to the residential amenity of
areas within the centre;

vi. developing the town’s night-time economy in a
manner that is compatible with other objectives;

vii. implementing Crime and Disorder legislation
and developing the centre’s management; and

viii. development and implementation of the Halifax
Town Centre Strategy, as reviewed from time
to time.

Halifax : "Streets Ahead" - the
Renaissance Strategy

6.38 Since the Draft Replacement UDP was
published in November 2002, Yorkshire Forward has
commenced their Urban Renaissance Programme.
One of the main aims of this programme is to “restore
civic pride and economic dynamism in town centres
by involving local people in designing then
implementing masterplans in over 20 towns and
market towns".

6.39 The Halifax Renaissance Project Town Team
has developed ideas for how Halifax could develop
over the next 20 to 25 years. These focus upon
creating a world class destination building upon the
four major assets that the centre has; the Piece Hall,
Eureka!, Dean Clough and the integrity of the town
centre as a whole. Generally schemes and proposals
will come forward within the framework already
existing provided by the UDP within the Town Centre.
However, there is one particular scenario that needs
to have a specific policy framework: the theme of
re-populating the valley bottom. Halifax was founded
along the Hebble Brook near to where the Parish
Church is sited. During the medieval period the town
continued to develop in that part of the valley. It was
only with the coming of the industrial revolution that
the mills, power station, railway and gas works came
to dominate that part of the town. People were
displaced and the opportunity now exists to reclaim
the valley bottom for the people of Halifax, to bring
the Parish Church back into the heart of the town and
to create a sustainable living community. The
Renaissance Strategy recognises that there are
conflicting pressures for development in that part of
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the town. However it suggests that the most
appropriate course of action would be to signal
regeneration through the development of a
sustainable community focussed around the Parish
Church and new parkland formed along the course
of the reopened Hebble Brook (currently culverted).
This view has received support from the Council and
generally through public participation on the
Renaissance Project. As a result the following Policy

will apply: -

Policy S 10

Halifax Residential Priority Regeneration
Area

The Halifax Residential Priority Regeneration
Area is shown on the Proposals Map. Within
this area regeneration efforts should be
mindful of the objective of re-populating the
valley bottom. Whilst existing uses are
generally expected to continue, throughout
the Plan period, new developments will be
supported where they contribute to these
aims. With the exception of residential
proposals, large scale single use
developments will not be considered
appropriate.

6.40 Asthe Renaissance Project and the strategies
arising from it are new activity, it is likely that there
will be further need for refining policy and the
introduction of supplementary advice or Development
Plan Documents through the Local Development
Framework to assist in the development process.

Areas of Special Consideration in Halifax
Town Centre

6.41 There are areas within the centre where
increased residential use could bring empty buildings
back into use, although it will be important to protect
the amenity of possible residents within these areas,
and also to assist the existing businesses. As a result
several areas within the centre are defined on the
Proposals Map within which differing considerations

will apply.

Office Amenity Area within Halifax Town
Centre

6.42 The Halifax Town Centre Strategy 2000
identified the scope for possible conflicts between
different types of land use activities within the office

area of the town centre. These conflicts relate to the
potential for essentially evening activities to replace
or displace daytime uses which support the principal
commercial activities within the area. As a result, it
is considered prudent to ensure that new uses or
activities support the daytime economy within the
office area. An Office Amenity Area has been defined
within the centre, within which the daytime uses are
considered to provide the predominant character of
the area. Whilst evening uses will help to enliven the
area after work hours, it is considered important to
support the predominant activity as well. Rather than
leaving areas of inactivity throughout the day which
could reduce the attractiveness of parts of the centre
for business investment, it is considered important to
try to ensure that uses are generally supportive of the
daytime business community. Office supplies, catering
establishments, newsagents, and other convenience
activities would be seen to support the area, however
nightclubs and other purely evening activity would
not be appropriate unless they were on upper floors
where the ground floors continue in daytime use. As
a result the following Policy will apply:-

Policy S 11
Halifax Office Amenity Area

Proposals for the development,
redevelopment or change of use of ground
floor premises within the Office Amenity Area
of Halifax Town Centre as defined on the
Proposals Map will be permitted unless they
would introduce uses which would not be
compatible with or be complementary to the
predominantly day time business/office use
of the area, subject to the criteria in Policy
S 2 (Part A) and other relevant UDP policies.

Residential Amenity Areas within Halifax
Town Centre

6.43 During the Plan period it is hoped that the
amount of residential uses within the town centre will
increase. However, it will be important to protect
prospective and existing residents from some aspects
of the effects of the night-time economy, in particular
noise and anti-social behaviour associated with
alcohol. A number of areas have been designated
within the town centre where the amenity of residential
uses will be the primary consideration in considering
changes of use.
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Policy S 12

Halifax Residential Amenity Area

Within the Residential Amenity Areas as
defined on the Proposals Map for Halifax
Town Centre, consideration will be given to
the amenity of existing or potential
residential premises. All development should
respect the amenity of the area so that
residents are not subject to unacceptable
noise, smells or disturbance, particularly late
at night.

not undermine the vitality and viability of any nearby
town centre, and are in accessible locations.
Proposals will be supported provided that the criteria
in Policy S 14 are met.

Mixed Use Day and Night Zone in Halifax
Town Centre

6.44  Within Halifax Town Centre, a Mixed-Use
Area, Day and Night Business Area focussed upon
the Bull Green/George Street/Fountain Street Area
has been defined and is shown on the Proposals Map.
Within this area, specific consideration will be given
to the need to retain vitality and interest during the
day time as well as in the evening:-

Policy S 13

Halifax, Mixed-Use Day and Night Business
Area

Proposals for the development,
redevelopment or change of use of ground
floor premises within the Mixed Use Day and
Night Business Area of Halifax Town Centre
shown on the Proposals Map will be
permitted except where they would lead to
more than 50% of the length of the frontage
of any block of any street being in a use that
is not shown to present an interesting and
lively street scene during the principal
shopping/office hours, subject to the criteria
in Policy S 2 (Part A) and other relevant UDP
Policies.

Policy S 14
Temporary Retailing and Car Boot Sales

Proposals for car boot sales and other forms
of temporary retailing activity will only be
permitted where they comply with the
following criteria:-

i. the proposed development is located
in accordance with the sequential
approach outlined in POLICY GS 1 and

ii. the proposed development is in an
accessible location where it can serve
shoppers using public transport or
other modes of transport including
walking and cycling, as well as those
travelling by car;

iii. no harm is done to the vitality and
viability of an existing town centre as a
whole;

iv. the development preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings or
their settings, or Historic Parks and
Gardens or nationally important
archaeological areas, where these are
material considerations;

V.  no unacceptable environmental,
amenity, traffic, safety, or other
problems are created; and

vi. other relevant UDP policies are met.

Temporary Retailing / Car Boot Sales

6.45 Where car boot sales or similar events
constitute development, the Council will seek to
ensure that the environmental effects of the sales are
kept to a minimum and traffic, litter, pollution, noise
and other disturbances are kept under control. It is
also important to ensure that any such proposals do

Hot Food Takeaways

6.46  Shops selling hot food are popular with
Calderdale’s residents, and are also much
appreciated by visitors. However, the siting of such
businesses can create environmental problems by
reason of smell, litter, noise, or additional traffic,
especially to local residents. Whilst generally wishing
to support hot food shops, the Council will only do so
if the siting and implementation of the schemes create
no unacceptable environmental, amenity, traffic or
other problems.
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Policy S 15
Hot Food Takeaways

Proposals for hot food takeaways will be
permitted where they comply with the
following criteria:-

i no unacceptable environmental, safety
or other problems are created;

ii. the proposed development would not
increase the level of disturbance or
nuisance to a level that would be unduly
detrimental to the amenities enjoyed by
anyone living in the area;

iii. the proposed development would not
generate traffic movements or demand
for parking that would be unduly
detrimental to highway safety or
residential amenities;

iv. the proposals make adequate and
satisfactory arrangements for the
discharge of cooking fumes and smells;

v. the proposals comply with shopping
frontage policy;

vi. the development preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings or
their settings, where these are material
considerations; and

vii. other relevant UDP policies are met.

Proposals should apply a sequential
approach to site location. Sites or buildings
within town and local centres defined in the
retail hierarchy or within other unnamed
small parades of shops within the urban
areas or smaller settlements should be
considered first and, only when such sites
or buildings are not available will proposals
in freestanding locations be acceptable.
Where proposals are considered to be
acceptable, restrictions may be imposed on
hours of opening in order to protect the
amenity and character of the area within
which the site is located.

necessarily reflect the style of the building, nor are
sympathetic to the character of the area within which
they are situated. The Council supports the
replacement of inappropriate shop fronts with designs
more in keeping with the building particularly within
town centre Conservation Areas and on Listed
Buildings, and expects that new retail developments
should also include shop fronts, which respect the
character of the building or streets within which they
are situated. Where original shop fronts still exist,
efforts should be made to retain these and repair them
where appropriate. New and replacement shop fronts
will also need to comply with legislation requiring
access for disabled people. As a result the following
Policies will apply:-

Policy S 16
Shop Fronts in New Retail Developments

Wholly new retail developments should
include shop fronts which are an integral
part of the design of the building as a whole,
consistent with it and with its setting in
quality and use of materials, and
proportioned to fit in with the facade and
street scene of which it forms a part and
provide access for the disabled and mobility
impaired.

Policy S 17

New and Replacement Shop Fronts

New or replacement shop fronts will be
permitted where they:

i. relate well to the building in which they
are to be built;

ii. create no unacceptable environmental,
amenity, traffic, safety, or other
problems;

iii. preserve or enhance Conservation
Areas and do not adversely affect
Listed Buildings or their settings, where
these are material considerations;

Shop Fronts

6.47  Shop fronts have a role to play in defining the
character of town centres, and can be attractive in
their own right. In older properties many shop fronts
have been replaced by modern designs that do not

iv. preserve any existing separate access
to upper floors or create separate
access to upper floors, where these are
clearly not required, or unlikely to be
needed for ancillary use in association
with the ground floor use;
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V.  provide access for the disabled and
mobility impaired; and

vi. use materials which are appropriate to
the location.
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7 Open Space, Sport and
Recreation Facilities

Introduction

7.1 Open space, sport and recreation facilities form
an essential part of Calderdale’s environment and
play an important role in maintaining the health and
wellbeing of its residents. They contribute towards
quality of life by improving the quality of the
environment and enabling exercise and other
pastimes to take place, and they can play a key role
in regeneration and sustainable development. The
Council's main objectives for open space, sport and
recreation facilities are to:-

i. provide a wide range of high quality open space
and sport and recreation facilities that are
accessible to all residents of the District and
increase the provision of these in areas of
demand where resources permit;

ii.  protect existing open spaces and sport and
recreation facilities from inappropriate
development; and

iii. protect and enhance the District's recreational
footpaths and public right of way network.

7o Thiswilbeach rouah the followt

Protected Open Spaces

7.3 Open space has a very broad definition which
has been modified by PPG17 ‘Planning for Open
Space, Sport and Recreation’ (2002) to embrace
accessible countryside in urban fringe areas,
allotments, amenity greenspace (including informal
recreation spaces, greenspaces in and around
housing, domestic gardens and village greens),
cemeteries, children's and teenagers' play and
informal areas, churchyards, city farms, civic spaces,
community gardens, golf courses, grasslands and
scrub (e.g. downlands, urban and rural commons and
meadows), green corridors (including river and canal
banks, cycleways, and rights of way), parks and
gardens (including urban parks, country parks and
formal gardens), playing fields, open and running
water, outdoor sports and recreation facilities and
grounds (with natural or artificial surfaces and publicly
or privately owned), school grounds, urban forests,
wastelands and derelict open land and rock areas
(e.g. cliffs, quarries and pits), wetlands and woodland.

7.4 The level of public access is not a criterion for
definition. An open space, for instance, located on
private land could mean that it will not always be
available for public recreation. The areas of identified
open space are shown on the Proposals Map.
However, there maybe additional areas that the 2002
version of PPG17 defines as open space, which could
be of public value such as domestic gardens, but
which due to time constraints, the Council has yet to
identify. PPG17 is a material consideration in the
assessment of planning applications within such areas
(as outlined in paragraph 7.10).

7.5 The Council undertook an assessment of open
space provision throughout the District in 1999. This
survey, when compared to the Council’s adopted
standard, revealed significant under-provision not
only in terms of the land area devoted to recreational
open space provision but, more importantly, in terms
of its distribution around the District. Meeting the
standards for open space provision and achieving a
satisfactory distribution within Calderdale are
long-term objectives.

7.6 Open space (both public and private) fulfils
several valuable functions which enhance quality of
life by improving the quality of the environment, aiding
nature conservation, providing regeneration and
ecological benefits, and providing outdoor recreational
and leisure opportunities close to where people live.
Areas of open space add much to the character of
settlements and are considered important by the
communities in which they are located. Many act as
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lungs of open land breaking up densely populated
urban areas, acting as buffer areas between
incompatible uses and helping to combat pollution.
Others form fingers of undeveloped land passing
through and linking communities. Some are important
simply for their visual amenity value and some land
with little intrinsic quality may be of value simply
because there is no other undeveloped land in the
vicinity. A survey undertaken by the Council in 1999
(based on the definition of open space contained in
the 1991 version of PPG17) indicated that there is a
deficiency in the provision of all types of open space
across the District when compared to the National
Playing Fields Association (NPFA) ‘Six Acre Standard’
of open space provision. Standards for the provision
of open space within the district are to be developed
(as advocated in PPG17, 2002) but in the interim the
Council has adopted the NPFA recommended
standard for outdoor sport and recreation provision.
A further survey of open space in the District is being
undertaken based on the revised definition of open
space contained in PPG17 (2002) and the results will
inform the formulation of the Local Development
Framework (LDF). It has not been possible to
incorporate revised standards into the Plan, but work
is in hand to develop locally determined standards to
inform a supplementary planning document (SPD)
which will be published to interpret the requirement
of Policy.

7.7 English Nature has established a standard for
the provision of Accessible Natural Greenspace
(ANG). ANG can possess significant biodiversity value
and offer alternative recreational opportunities, and
serves an important function of an equivalent value
to managed open space and sports pitches. Section
11 (Natural Environment and The Countryside)
incorporates policies for the designation and
protection of Local Nature Reserves, which are also
important open space features contributing to the
biodiversity of the District.

7.8 There are many areas of open space shown
on the Proposals Map, some of which, whilst being
below 0.4ha in area, have limited potential for leisure
opportunities, but which are nevertheless important.
These small sites perform a valuable function in both
providing passive recreation opportunities and
contributing to visual amenity by providing greenery
and breaking up the built-up area.

7.9 Open spaces often come under pressure for
development, particularly for housing or employment
development, and this pressure is set to increase in
the future. There are limited opportunities to increase
the amount of open space, particularly in urban areas,
and therefore it is imperative that existing open space
is preserved and that it is protected from loss and
inappropriate development that would harm its
character, appearance or function. PPG 3 ‘Housing’
(2000) reaffirms this stance in paragraph 53 by stating
that “developing more housing within urban areas
should not mean building on urban green space”. The
plan identifies adequate opportunities and land for
development and these open space areas must be
safeguarded in order to retain a balance between the
amount of land which is built-up and the amount of
open land, particularly within urban areas. PPG17
(2002) is a material consideration in the assessment
of planning applications relating to areas of open
space. This is particularly pertinent where
development proposals are located within areas of
open space that are considered to be of public value
but which are not located on the Proposals Map.

7.10 There will be exceptional occasions when it
will be appropriate to release open space for
development and these are set out in Policy OS 1.
Uses appropriate to the particular open space area
which would bring community benefits may be
acceptable such as outdoor sports facilities,
interpretation centres, toilets, refreshment facilities,
woodlands, allotments, cemeteries, and horticulture.
The onus will be upon prospective developers to
demonstrate that there would be no adverse effect in
terms of the various functions that the open space
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fulfils. Developers will be required to consult with the
local community to establish whether open space is
surplus and to demonstrate that their proposals are
widely supported by them, as advocated in PPG17
(2002). This should be at least as accessible to
current or potential new users. The alternative
provision could take the form of on-site and/or off-site
replacement open space provision or the
enhancement of existing open space in the area. The
provision of appropriate replacement open space or
recreational facilities as part of any planning
permission will be ensured through the use of
conditions or a planning obligation. The policy for the
preservation of open space is set out in Policy OS 1
below.

open space is surplus to present and
future community needs; and

iv. is consistent with all other relevant UDP
policies.

Policy OS 1
Protected Open Spaces

The Proposals Map identifies as Open Space,
areas which make a significant contribution
to public amenity by virtue of their open
space character, appearance and/or function.
Development proposals located within open
spaces will only be permitted where one of
the following circumstances applies. The
proposed development:-

i is for the replacement or extension of
an existing building(s) currently set in
open space or for a new building which
supports a recreational or sports use
and where the proposal does not
detract from the open character of the
area, maintains or enhances visual
amenity, and does not prejudice the
established function of the area; or

ii. is necessary for the continuation or
enhancement of established uses for
recreation, leisure or nature
conservation which would result in
community benefits and where the
proposal maintains the open character
of the area, and maintains or enhances
visual amenity; or

iii. includes the provision of an appropriate
equivalent or improved replacement
facility in the locality, of at least
quantitative and qualitative equal value
to compensate for the open space loss,

and it can be demonstrated that the

Open Spaces in Areas of Deficiency

7.11 The Council recognises that certain areas in
the District are deficient in open space, and this
detrimentally affects the quality of life of residents in
these areas. Methods of improving provision may
include increasing the range of facilities, promoting
better use of open spaces by introducing good design
to reduce crime, or improving accessibility. The
Council will carry out some of these activities or, in
other cases, the Council will seek to influence private
landowners, developers or local communities to
achieve necessary action.

7.12 The role of the local community in identifying
the need for open space and the way it is used is
more likely to reflect the particular needs and
aspirations of the residents of an area. The aim is
that all people will have convenient and safe access
to a range of open space facilities, and that they will
be encouraged to use them.

Policy OS 2

The Provision of Open Space in Areas of
Deficiency

Improvements in the provision of open space
in areas of deficiency should be undertaken.
Development proposals and schemes that
conserve, improve, maintain or create open
space will be permitted providing that they
are consistent with other relevant UDP
policies.

Safeguarding Sports Grounds and
Playing Fields

7.13 Playing fields and sports grounds are an
important resource for sport and recreation in
Calderdale. As well as providing an important
resource for team sports they make a significant
contribution to informal recreation, and possess
amenity value. Playing fields and sports grounds are
a scarce resource and the loss of any part of a playing
field may represent an irretrievable loss. The English
Sports Council, operating as Sport England, opposes
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the development of playing fields in all but exceptional
cases (Planning Policy Statement: 'Policy on planning
applications for development on playing fields' 1998).
There is therefore a need to safeguard existing
playing fields and sports grounds from unacceptable
development in order to continue to provide for the
needs of both current users and future generations
as advocated in PPG17.

sullnenentlaenelnttp IHIEI sleluela'pmentel
caused-by-theloss-of theplaying
fielei(s):

Provision of Sport and Recreation
Facilities

7.14  In seeking to provide an appropriate recreation
and leisure infrastructure, the Council recognises that
scarce and expensive facilities need to have as wide
a range of uses and users as possible, an example
being the wider community use of schools and school
playing fields and multi-purpose pitches (See-Peliey
€F3). The Council will also encourage privately
owned facilities to be widely open to public use,
particularly at a price that is affordable to all, in the
interests of equal opportunities and to facilitate the
efficient and effective use of land. In the case of the
use of land in school use, there is a need to seek to
ensure that facilities would remain open to wide public
use in the event of the control of a site passing to
local school management. The Council has developed
a Sports Strategy for the District entitled ‘Fit for the
Future’ (2001). The aim of the strategy is to give
vision and direction for sport over the next 5 years
within Calderdale. It sets out what the Council would
like to achieve and establishes a framework for other
organisations within the community in an attempt to
bring about greater partnerships and co-ordination
throughout the District.

7.15 The Council acknowledges that its existing
swimming pools are in certain instances not well
located to best meet the present or future needs of
communities, or are in need of extension or even
replacement. The Council will assess swimming pool
provision and subject to the availability of resources
will seek to remedy recognised deficiencies. In
addition, the Council has steadily built up a range of
sports halls and facilities. However, it is now
recognised that this range is in need of extension and
improvement.

7.16 New sites and buildings providing recreation
infrastructure such as all-weather sports pitches,
should create no unacceptable environmental,
amenity, traffic or other problems and must be well
served by good quality public transport. A particular
issue that needs careful consideration is the siting
and design of any external floodlighting, the relevant
policy against which a proposal will be assessed
being Policy EP 5.
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7.17 New facilities which are likely to attract large
numbers of visitors and are thus considered to be key
town centre facilities (such as swimming pools and
major sports centres) will be expected to conform to
the sequential tests advocated in PPS 6 ‘Planning for
Town Centres’ (2005). The following Policy will apply:-

Policy OS 4

The Provision of Sports and Recreation
Facilities

New or replacement sports and recreation
facilities or extensions to existing facilities
will be permitted provided that:-

i the development relates well in scale,
character and function to the locality;

ii. the proposal does not adversely affect
the nature conservation value of the
site;

iii. the developmentis accessible by good
quality public transport as existing or
with enhancement;

iv. the proposal does not create any
unacceptable environmental, amenity,
safety, highway or other problems;

v. where appropriate (such as major
recreation facilities) the development
shall be sited in accordance with the
following preferred sequence of
locations:-

FIRSTLY — within town centres as defined
on the Proposals Map where sites or
buildings suitable for conversion are
available;

SECONDLY - in edge-of-centre locations
where no suitable central sites or buildings
are available;

THIRDLY - in out-of-centre locations which
are, or can be made accessible, by a choice
of means of transport where no suitable sites
or buildings are available in either of the
above areas; and

vi. the proposal is consistent with all other
relevant UDP policies.

Provision of Recreational Open Space in
Residential Development

7.18 Standards for the provision of open space
within the District and within new housing
developments are to be developed as required by
PPG17. The Good Practice Companion to PPG17
'‘Assessing Needs and Opportunities’ (2002), provides
detailed guidance for undertaking such an
assessment. The Council is developing locally
devised standards, based on the needs of local
people and will expect developers to provide open
space in accordance with those standards.

7.19 In the interim the Council has adopted the
National Playing Fields Association (NPFA)
recommended standard for outdoor sport and
recreation provision (hereafter referred to as
‘recreational open space’) across the District of 2.4ha
of outdoor recreation and playing space per 1000
population. This standard is broken down into 1.6ha
per 1000 population provision of adult and youth
outdoor playing space (to include elements of pitches,
greens and courts) and 0.8ha per 1000 population
provision of children’s playing space to include
outdoor equipped playgrounds and informal or casual
playing space. The average household size in
Calderdale at the 2001 Census was 2.36 persons per
dwelling. This will be applied to the number of
dwellings in a development to assess the population
likely to be generated.

7.20 The Council undertook an assessment of open
space provision throughout the District in 1999. This
survey, when compared to the Council’s adopted
standard, revealed significant under-provision not
only in terms of the land area devoted to recreational
open space provision but, more importantly, in terms
of its distribution around the District. Meeting the
standards for open space provision and achieving a
satisfactory distribution within Calderdale are
long-term objectives.

7.21  The cumulative impact of new residential
development, both large and small, will further
compound deficiencies in recreational open space
provision by generating additional demand, which
puts increasing pressure on existing facilities. Open
space is required to be provided with all new housing
developments, either on or off-site. Suitably designed
and landscaped areas of formal and informal
recreational open space (incorporating children’s play
areas and associated equipment where appropriate)
should be an integral part of the design of new
housing schemes. The provision of these facilities
should not just be seen as an exercise in meeting
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standards. It is important that new open space is both
usable, safe and integrated within the scheme as a
part of a cohesive landscape structure. New housing
developments will be expected to provide and
maintain recreational open space to at least the
Council's minimum standard as outlined in paragraph
7.19.The exact location, size, and type of open space
to be provided will be subject to planning conditions
or a planning obligation between the Council and the
developer. Where a developer cannot provide the
appropriate amount of recreational open space on
site, the Council will assist developers in meeting their
responsibilities by accepting a financial contribution
in lieu of physical provision to enable the creation or
improvement and maintenance of alternative local
facilities. However, specialised accommodation such
as sheltered accommodation would not be required
to contribute to overall open space provision, but
rather only for the amenity needs of the development
itself. The following Policy will apply:-

Policy OS 5

The Provision of Recreational Open Space
in Residential Development

All new residential developments should
provide for the recreational needs of the
prospective residents, by providing, laying
out and maintaining recreational and amenity
open space of a scale and kind reasonably
related to the development within or adjacent
to the development within an agreed
timescale. Such provision shall be in
accordance with standards set by the
Council. (Pending preparation of locally
based standards the NPFA standards will be
applied).

Allotments

7.22  Allotment gardens can contribute to open
space within the District. They have positive benefits
not only for environmental sustainability but also for
food production, wildlife and general amenity value.
Allotments are an important community resource.

7.23 The Council has a statutory duty to provide
allotments if there is unmet demand under the
Allotments Acts 1908-1950 (which also defines the
term ‘allotment’). The Council also has to get consent
from the DCLG if it wishes to dispose of statutory
allotments. Almost all allotments in the District are
Council owned although there remain a number of

privately owned sites. The provision of allotments is
scattered around the District with 34 publicly managed
allotment sites holding approximately 669 plots.
(There are about 512 statutory allotment plots and
157 non-statutory plots). Allotments are shown on
the Proposals Map as a notation of Open Space.

7.24  Planning permission will not be granted for
the redevelopment of allotments simply because they
have been allowed to fall out of use and become
derelict. PPG17 states that poor use or quality of a
facility should not be taken as necessarily indicating
an absence of need in the area.

7.25 Development which would remove allotments
from use altogether will only be allowed if it has been
demonstrated that there is no need for the allotments
or alternative provision has been made. In the case
of statutory allotments such a change requires the
consent of the DCLG. Exceptionally, where
development is permitted, and there is a proven need,
developers should provide for appropriate alternative
provision of at least equivalent standard to
compensate for the loss of allotments. The following
Policy applies.

Policy OS 6

The Safeguarding of Allotments

Development proposals which would result
in the loss of, or otherwise adversely affect
the continued operation and character of
allotments will not be permitted unless:-

i it is demonstrated that this would not
result in unmet demand for allotments
within reasonable walking distance, and
the proposals are for an alternative
community use of an open space
nature; or

ii. appropriate alternative allotment
provision is made of at least an
equivalent standard and in a
satisfactory location before the use of
the existing allotment ceases; and

iii. the proposed developmentis consistent
with all other relevant UDP policies.

7.26  The Council will, subject to the availability of
resources, continue to maintain, upgrade and
enhance sites. Where there is demand for plots and
a deficiency in provision the Council has a duty to
meet this need by providing new allotments. Any new
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sites should be located conveniently close to the
homes of potential allotment holders and be of a size,
quality and aspect suitable for allotment purposes,
whilst ensuring that design and management are
based on ecological principles and of a standard that
enhances the urban environment.

Policy OS 7
The Provision of Allotment Sites

Proposals for the provision of new allotment
sites will be permitted provided that they:-

i are of a high standard of design and
external appearance which is based on
ecological principles;

ii. provide for suitable pedestrian and
vehicular access;

iii. do not detrimentally harm the amenity
of adjacent residents; and

iv. are consistent with all other relevant
UDP policies.

Common Land

7.27 There are approximately 5,400ha of registered
common land and village green in Calderdale. The
majority of this is urban common (see the Glossary
for the definitions). The public has rights of access
over urban commons for air and exercise whether on
foot or horseback and, to a lesser extent, to rural
commons using public rights of way. Village greens
are land used by established custom for exercise and
recreation and are claimed as such by local
inhabitants. Registered urban and rural commons
and village greens are collectively referred to as
‘Common Land’ in the UDP and are shown on the
Proposals Map.

7.28 The Countryside and Rights of Way Act 2000
(CRoW) gives people a new right to walk over large
areas of open countryside and common land. This
‘Access Land’ is mapped by the Countryside Agency
and includes open country such as moorland, heath
and registered commons. The Proposals Map does
not show the access land defined under the provisions
of the CRoW Act, but does show Council owned
access land.

7.29 Common land, whether it is Urban or Rural
Common or a Registered Village Green, represents
an important resource for public recreation, nature
conservation and agriculture. In the past, however,

some areas have been used for mineral extraction
and waste disposal. Government guidance rules out
policies that would place a general embargo on
mineral extraction and restoration of sites. It may be
necessary to allow these activities to continue on
commons unless there are overriding concerns such
as the designation of the land as a Special Protection
Area (SPA), Special Area of Conservation (SAC) Site
of Special Scientific Interest (SSSI), Site of Ecological
or Geological Interest (SEGI) or as a locally
designated nature reserve, where development is not
considered appropriate.

Policy OS 8

Development Within or at the Edge of
Common Land

Development proposals within or at the edge
of Registered Urban and Rural Commons
and Village Greens will not be permitted
unless they:-

i. do not harm their function, or open
character;

ii. do not damage the recreational value
of the land;

iii. preserve the visual amenity of the
space by protecting its landscape
character, vistas, any trees and other
natural features;

iv. protect or incorporate important
archaeological features, historic
artefacts or landscape features;

v. do not damage the ecological and
wildlife importance of the space;

vi. do not conflict with the operation of
access land; and

vii. are consistent with all other relevant
UDP policies.

Waterways and Open Water

7.30 The Council is aware of the potential afforded
by waterways and water areas (canals, rivers, ponds,
lakes and reservoirs) and their banks as
amenity/recreational resources and wildlife habitats.
There are conflicting demands placed upon these
features which must be addressed in a balanced way.
Additionally Yorkshire Water and North West Water
own and operate a considerable number of drinking
water collection reservoirs and associated water
catchment areas in the Pennine uplands of
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Calderdale. These areas are valued in landscape,
environmental, conservation and amenity terms and
are increasingly important in meeting the recreational
needs of all. These conflicting demands must not
threaten water supply and not damage public health
whilst maintaining the environmental value of the
areas. The implementation of management
agreements involving Yorkshire Water, other
companies and the Council seeks to prevent the
conflict of water supply and recreational uses.

7.31 Water sport and recreation must, of course,
take place in or adjacent to rivers, canals or other
water areas. Currently, opportunities for water sports
and recreation have not been maximised in
Calderdale. The canals are used for leisure boating,
a reservoir for sailing, former gravel pits for water
sports and fishing takes place in many water areas,
which are also important for amenity, landscape or
nature conservation reasons. The banks of these
water areas, together with the land around them are
also important for more reflective forms of leisure
activities, such as walking, fishing or picnicking. Many
of the riverbanks in Calderdale are inaccessible, but
could form an attractive and notable recreational
feature for residents and visitors. A Supplementary
Planning Document (SPD) showing how development
can embrace the rivers and other water features is in
preparation. There is scope for these opportunities
to be further developed in line with sound
environmental, amenity, traffic and ecological
principles. Reference should also be made to Policy
EP 15.

Policy OS 9

The Recreational Use of Waterways and
Open Water

Development proposals for the recreational
use of waterways and water areas will be
permitted provided that the proposal:-

i maintains or encourages both the
access to, and the use of, the related
waterway or water area;

ii. hasregard to the requirements of
existing recreational users;

iii. recognises the importance of areas as
drinking water catchments and the
consequent need to avoid pollution and
public health problems;

iv. respects the importance of the area in
terms of the quality and character of

the landscape and for biodiversity and
nature conservation;

V. is compatible with the continued use
for navigation, mooring or use as a boat
yard where relevant;

vi. does not create any unacceptable
environmental, amenity, safety, highway
or other problems; and

vii. is consistent with all other relevant UDP
policies.

Former Halifax Branch Canal

7.32 The former Halifax Branch Canal is a feature
running from Salterhebble Basin on the Calder and
Hebble Navigation, through the valley containing the
Hebble Brook and its associated trails, cycleways and
walks to Halifax town centre. It was built in the early
nineteenth century (opening in 1828) but was rapidly
superseded by the railways and fell into disrepair and
was finally abandoned by Warrant of the Minister of
Transport in 1942. Whilst the route of the canal is
visible through the valley, the canal walls and bed are
no longer visible. There is still evidence of many of
the old structures such as bridges although very few
of the lock workings are visible. The policy will be
taken into account where features are in evidence. It
should be emphasised that this policy is a general
vision and is therefore not site specifically focused.
Although there are currently no plans to reopen the
canal, nor to restore it, as these would not be cost
effective, the historic nature of the canal and features
such as the sites of locks mean that it should be
protected from development which would see these
features removed or obliterated. As a result it is
proposed to protect the line of the Halifax Branch
Canal from inappropriate development.

Policy OS 10

Former Halifax Branch Canal

Development proposals on the line of the
former Halifax Branch Canal will only be
permitted where they would not destroy or
unacceptably compromise:

i the linearity of the site of the canal; and,
ii. historical features such as the sites of
locks or other associated structures.
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8 The Built and Historic
Environment

The Contribution of Design to the Quality
of the Built Environment

8.1 PPS1 ‘Delivering Sustainable Development’
(2005) recognises that good design ensures attractive
usable, durable and adaptable places and is a key
element in achieving sustainable development. Good
design is indivisible from good planning. In addition,
high quality design and the layout of new development
can increase the density of developments and help
to achieve the Government’s objectives of making
the best use of previously developed land as
advocated in PPG3 ‘Housing’ (2000). Four
publications supplement PPG and PPS advice and
aim to provide guidance on many aspects of the urban
design process and reflect good practice. These are
‘By Design - Urban Design In The Planning System:
Towards Better Practice, A Companion Guide to
PPG3’(CABE/DTLR 2000); 'By Design - Better Places
to Live' (DTLR 2001);'Safer Places - the Planning
System and Crime' (OPDM/Home Office 2003) and
'Planning and Access for Disabled People: A Good
Practice Guide' (OPDM 2003). PPS1 also recognises
that the appearance of proposed development and
its relationship to its surroundings are material
considerations in determining planning applications.
Such considerations not only relate to the appearance
of buildings and environments but also to the way
they function. Calderdale has a unique architectural
heritage of high quality. The rich variety of
architectural and historic features of the District should
be protected and enhanced for the benefit of future
generations. Alterations to existing buildings and new
development should be designed to create a built
environment that complements the area's unique
identity and contributes to its special character. Good
design plays an important part in achieving the
Council’'s corporate priority of securing a clean and
attractive built and natural environment, and can also
assist in raising the quality of life in urban and rural
settlements by improving the environment as
advocated in Policy S4 of the Regional Spatial
Strategy for Yorkshire and the Humber (2004).

8.2 Good design is an essential component of all
new developments and this section aims to set out
clear policy to assist in achieving high standards.
Therefore, the following Part One Policy should be
considered when assessing the design of a new
development.

POLICY GBE 1

THE CONTRIBUTION OF DESIGN TO THE
QUALITY OF THE BUILT ENVIRONMENT

ALL NEW DEVELOPMENT WILL BE
REQUIRED TO ACHIEVE HIGH STANDARDS
OF DESIGN THAT MAKES A POSITIVE
CONTRIBUTION TO THE QUALITY OF THE
LOCAL ENVIRONMENT. IN PARTICULAR
DEVELOPMENT SHOULD:-

l. PROMOTE SUSTAINABLE FORMS OF
DEVELOPMENT AND EMBRACE THE
OBJECTIVES OF SUSTAINABLE
DESIGN;

Il.  PROMOTE COMMUNITY SAFETY
INCLUDING CRIME PREVENTION
MEASURES,;

Ill. CREATE OR RETAIN A SENSE OF
LOCAL IDENTITY;

IV. CREATE ROADS, FOOTPATHS AND
PUBLIC SPACES THAT ARE
ATTRACTIVE AND SAFE, AND PUT
SUSTAINABLE FORMS OF
TRANSPORT, IN PARTICULAR
WALKING, CYCLING AND PUBLIC
TRANSPORT, BEFORE OTHER MOTOR
VEHICLES;

V. PROMOTE ACCESSIBILITY BY
CONSTRUCTING BUILDINGSTHAT ALL
SECTORS OF THE COMMUNITY CAN
EASILY REACH AND ENTER;

VI. PROTECT AND ENHANCE THE
DISTRICT'S ARCHITECTURAL AND
HISTORIC HERITAGE, LANDSCAPE
AND AMENITY, AND CONTRIBUTE TO
ITS SPECIAL CHARACTER; AND

VIl. NOT HARM THE CHARACTER OR
QUALITY OF THE WIDER
ENVIRONMENT AND ENCOURAGE
FURTHER GREENING OF THE
ENVIRONMENT AND IMPROVE LOCAL
BIODIVERSITY.

Piecemeal Development

8.3 Land resources are finite, and the extent to
which development may occur is further restricted by
elements such as topography, Green Belt, and the
need to ensure appropriate standards of development
in the interests of amenity. It is therefore essential
that any developable land be put to the most efficient
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use. However, this should not unnecessarily restrict
or prejudice the further general development of
adjoining or nearby land that is potentially developable
and allocated for such purposes. Therefore the
following Part One Policy will apply to all development
proposals:-

POLICY GBE 2
PIECEMEAL DEVELOPMENT

PLANNING PERMISSION WILL NOT BE
GRANTED FOR THE PIECEMEAL
DEVELOPMENT OF LAND WHICH WOULD
PREJUDICE THE DEVELOPMENT OF A
LARGER AREA OF LAND FOR AN
APPROPRIATE BENEFICIAL USE AS
INDICATED ON THE PROPOSALS MAP.

General Design Criteria

8.4 The townscape and landscape of Calderdale
are dominated by a local building character comprised
predominantly of local natural stone with stone or blue
slate roofs together with a vernacular style that
reflects its historic influence. These characteristics
contribute to a local distinctiveness which should be
maintained and not diluted by developments which
do not reflect and enhance the identity of the locality.
It is particularly essential that this concept is applied
within the rural South Pennines landscape as
advocated in ‘A Heritage Strategy for the Southern
Pennines’ published by the Standing Conference of
South Pennine Authorities (SCOSPA) in 2001.

8.5 New buildings can have a significant effect on
the character and quality of an area. Buildings should
be designed to complement the traditional character
and local distinctiveness of an area by respecting the
character of the surrounding built form, paying
particular regard to scale, density, building lines,
materials, and fenestration. In particular, materials
should be used in development proposals that
complement the surrounding buildings in terms of
form, colour and texture. New developments which
are out of scale or whose broad design is incongruous
when set against existing buildings on the site or
surrounding area will be opposed. This does not
preclude buildings of innovative or contemporary
design, which will be supported where they
complement local architectural styles, adjoining
buildings and the street scene.

8.6 Developers should aim to achieve a high quality
of design and landscaping and create places that are
attractive, safe, accessible and people friendly. Higher
densities and more intensive development are being
promoted, particularly on brownfield sites through
PPG3, in the drive to make more effective use of land
and buildings. Residential development should take
particular care in the design, layout, orientation and
location of buildings, so that no unacceptable loss of
amenity results due to the effects of overlooking or
overshadowing. In order to be able to assess the
design implications of planning applications for
complex or large scale development proposals and
those involving sensitive sites or buildings, developers
are required to submit perspective plans which show
the proposal in its wider context within the street
scene and design and access statements to justify
and explain the design concept and its accessibility.

8.7 Where appropriate, the Council will seek to
provide new Supplementary Planning Documents
(SPDs) to provide design guidance. Development
proposals will need to take into account any relevant
SPD together with the criteria set out below:-

Policy BE 1
General Design Criteria

Development proposals should make a
positive contribution to the quality of the
existing environment or, at the very least,
maintain that quality by means of high
standards of design. Where feasible
development should:-

i. respect or enhance the established
character and appearance of existing
buildings and the surroundings in terms
of layout, scale, height, density, form,
massing, siting, design, materials,
boundary treatment and landscaping;

ii. retain, enhance or create any natural
and built features, landmarks or views
that contribute to the amenity of the
area;

iii. be visually attractive and create or
retain a sense of local identity;

iv. notintrude on key views or vistas;

v. not significantly affect the privacy,
daylighting and amenity of residents
and other occupants;

vi. incorporate landscaping and existing

trees that contribute significantly to the



120 The Built and Historic Environment

amenity and nature conservation value
of the local environment as an integral
part of the development site’s design
and where appropriate incorporate
locally native plants and create wildlife
habitats;

vii. be energy efficient in terms of building
design and orientation; and

viii. include consideration of the needs of
security and crime prevention.

Privacy, Daylighting and Amenity Space
in New Development

8.8 Policy BE 1 stresses the importance of
ensuring appropriate design principles, layout and
use of materials in development. An additional
element, which is of critical importance in achieving
good standards of design, particularly in residential
areas, is ensuring that adequate space about
buildings is achieved, whilst recognising the need to
make the fullest use of housing land. The purposes
of securing adequate space around buildings are:-

i. to secure a reasonable degree of privacy in
dwellings and prevent overlooking between both
new and existing dwellings;

ii.  toensure dwellings enjoy a reasonable level of
light and are not unreasonably overshadowed;

iii. toensure that development is not overbearing
on the outlook from dwellings;

iv.  to allow amenity spaces around dwellings for
landscaping, gardens, play, sitting out, car
parking etc - i.e. an ‘outdoor room' which can
be used in reasonable privacy; and

v.  to ensure that new development does not
unfairly place restraints upon adjoining land or
property in terms of the latter's development
potential where allocated for (or suitable for)
development.

8.9 Conditions may be imposed on planning
permission restricting future extensions and
alterations that could otherwise be carried out without
the need to apply for planning permission under the
provisions of the General Permitted Development
Order (1995) (as amended). Such restrictions would
be imposed where future alteration of the permitted
design, for example, by erecting a small extension or
forming a new window opening, would be to the
detriment of privacy or amenity. Additional guidance
to assist in evaluating the acceptability of
development proposals and the application of Policy

BE 2 is included as Annex A. New buildings, and in
particular dwellings, as well as extensions will be
assessed against Policy BE 2 below:-

Policy BE 2
Privacy, Daylighting and Amenity Space

Development proposals should not
significantly affect the privacy, daylighting
and private amenity space of adjacent
residents or other occupants and should
provide adequate privacy, daylighting and
private amenity space for existing and
prospective residents and other occupants.

Landscaping of New Development

8.10 Landscaping forms an essential part of the
quality of the environment and contributes to the
character and identity of local areas. It can contribute
to visual amenity, by screening unsightly buildings or
land uses, by breaking up the visual impact of large
developments and associated car parking areas, and
by providing an attractive setting for buildings and
spaces. Landscaping is taken to mean open space
which does not necessarily possess any recreational
value but which includes hard and soft elements,
planting, boundary treatment, waterways, water areas
and street furniture. Street furniture, such as litterbins
and seats has a marked impact on the environment.
Where itis required it should compliment the role and
function of the area. Superfluous or unnecessary
street furniture should be avoided in the interests of
reducing clutter. In addition to visual concerns,
consideration should also be given to public safety
matters and resistance to damage from vandalism
and the weather. Landscaping, together with
appropriate street furniture, can also contribute to the
successful functioning of areas intended for public
use. Detailed design of hard and soft landscaping
needs careful consideration as part of the overall
design process. Landscaping schemes will be
required to be submitted for developments which
create either public or private open areas such as on
housing developments or within office, industrial, and
retail developments or on mineral extraction
developments. The Council, having regard to the
nature and size of an individual application, will make
the decision as to whether or not a landscaping
scheme is required.

8.11 Landscaping schemes should accurately show
the location, height, spread, species and condition of
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existing trees, hedges, shrubs and other features,
those to be retained, those to be removed or lopped,
and the location and type of proposed hard and soft
landscaping. The design of landscaping schemes and
the species of plants and type of hard materials
chosen should reflect the site and existing plants.
Native species of trees should preferably be used
and in larger proposals should be designed to
enhance biodiversity through the creation of new
habitats. Consideration of crime issues should be
included in landscaping and planting schemes, and
in particular hiding places and dark or secluded areas
should not be created. Opportunities will be sought
through development schemes to improve tree and
shrub planting cover, particularly in areas of
deficiency. Landscaping schemes should be laid out
in accordance with the British Standards Institution,
‘Guide for Trees in Relation to Construction’ (BS
5837:2005), or other standards which are current at
the time an application is made. Special attention
must be paid to the selection of materials for new
hard surfaced areas. It is important that consideration
is given to the future maintenance and management
of landscaping, to ensure continued good quality
landscaping and open space in the longer term. This
can be achieved through the careful design of the
landscaping in the first place and by ensuring that
appropriate arrangements are made for the future
maintenance and management of the landscaping.

8.12 Planning conditions will require the approval
of landscaping schemes before development
commences and the completion and maintenance of
the landscaping schemes following completion of the
development. Planning conditions may also require
the retention of landscape features such as trees and
hedgerows and the retention of existing stone walls
and paving, with new walls and ‘making good’ being
carried out in appropriate materials. Therefore, any
proposal will be considered against the criteria set
out below:-

Policy BE 3
Landscaping

Development proposals will be required,
where appropriate, to be accompanied by
landscaping schemes that include good
quality hard and soft landscaping. They
should be designed as an integral part of the
development proposal and should contribute
to the character and amenity of the area and,
where possible, enhance local biodiversity.
The scheme should be implemented in full

within an agreed timescale and include
details of:-

i the retention of existing trees,
hedgerows, walls, fences, paving, and
other site features which contribute to
the character and amenity of the area;

ii. appropriate soft landscaping (including
tree and plant species, location, sizes
and numbers) which respect the
landscape characteristics of the site,
its setting, and its potential effect on
adjacent land uses; and

iii. appropriate hard landscaping (including
details of street furniture where
appropriate) which respect the
landscape characteristics of the site
and its setting.

Safety and Security Considerations within
New Developments

8.13 It is vital that crime prevention measures
become a key consideration in all areas of land use
planning.The importance of reducing crime and its
impact on society has been reinforced by Section 17
of the Crime and Disorder Act (1998) which places a
duty on local authorities to consider the crime and
disorder implications of all their functions. This
impacts on all areas of land use planning, but
specifically can relate to the design and location of
new development including housing and other forms
of development. Crime prevention is capable of being
a material consideration in determining planning
applications.

8.14 Safety and tackling the fear of crime is an
important issue in Calderdale. The Council has
therefore included ‘creating safer communities with
lower crime levels, less fear of crime and safer roads’
as a corporate priority (June 2002). The Council is a
partner in the Calderdale Community Safety
Partnership, which has published the Calderdale
Safer Communities Strategy 2005-2008. In addition,
the Council has worked with the West Yorkshire
Police and other West Yorkshire local authorities to
prepare the document ‘Designing for Community
Safety, A Residential Guide’.

Designing Out Crime

8.15 Crime prevention has an important role to play
in achieving the overall aims of the UDP and needs
to be considered in all development proposals. Much
can be done to reduce opportunities for crime through
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the careful consideration of the design, layout, lighting
and landscaping of new development (the sections
relating to the design of highway and pedestrian
routes are contained in Policy BE 5 and Policy BE 6).
Crime prevention features should be incorporated
into the design process at an early stage.

8.16 In considering the issue of crime,
developments should incorporate the principles of
‘Secured by Design’ and should reflect both the safety
of people and the security of property. ‘Secured by
Design’ is the national police scheme that aims to
minimise crime and the opportunities to commit crime,
primarily through employing more security conscious
building design methods. The scheme principally aims
to make communities feel safer and more desirable
places to live. Further information can be obtained
from the website www.securedbydesign.com. Any
design solution should remain sensitive to local
circumstances and there should be a balanced
approach to design which attempts to reconcile the
visual quality of a development with the needs of
crime prevention. Developments can be made secure
without resorting to razor wire, grilles, bars, unsightly
types of fencing and other visually intrusive security
measures, if safety and security is considered at an
early stage of the design process.

8.17 Developers should, prior to submitting detailed
proposals, seek advice from the West Yorkshire
Police Architectural Liaison Officer on designing out
crime, and any recommendations received should be
incorporated into the development proposal unless
these conflict with other significant interests (for
example, the interests of Listed Buildings).
Developers are also encouraged to submit statements
in conjunction with planning applications that
emphasise the measures taken to design out crime.

8.18 There are two basic principles which are
applicable to any attempt to reduce crime through
urban design:-

i. the integration of natural surveillance into the
development by ensuring that the design and
layout of buildings and estates allows for people
to see, and thus monitor communal areas such
as streets, footpaths and open space as well as
the front doors of other buildings. An important
aspect is that hiding places and dark or
secluded areas should be avoided. Adequate
lighting is essential so as to allow for effective
surveillance at night; and

i.  the integration of defensible space into the
development so that all spaces are clearly
defined and adequately protected in terms of

their use and ownership. Defensible space is
essentially concerned with the adoption of
techniques that engender a feeling of
territoriality, thereby allowing people to feel that
they have control or influence over the use of
space around them. This is achieved by defining
the various areas of public and private space
using real and symbolic barriers such as
fencing, gates, narrowed entrances and
changes in road surface texture and colour.
Generally, when people are empowered with a
feeling of ownership of the space around them
they will police and look after their own area of
private space, so that the public and intruders
know when they are intruding on private

property.

8.19 Inorder to ensure that the objectives of natural
surveillance and defensible space are achieved
developments should be designed having regard to
the following principles:-

° buildings should be designed to allow for
overlooking of streets, footpaths and public open
space wherever possible;

° long areas of blank street frontage should be
avoided:;

° separate traffic-segregated footpaths within new
housing developments should be avoided unless
they can be seen from nearby housing;

o cars should preferably be kept in garages,
behind lockable gates or in secure car parks,
but where this is not feasible consideration
should be given to the security and the siting of
car parks and open spaces so that they are
visible from surrounding buildings;

° the development should be adequately lit, in
particular streets, footpaths and communal
areas (although care should be taken to avoid
light pollution, for further information refer to
paragraphs 12.10 to 12.13);

° Closed-circuit television surveillance (CCTV)
should be incorporated where appropriate, and
in particular of car parks;

° mixed-use developments should be considered
as these help to maintain activity 24 hours a
day;

° Neighbourhood Watch schemes should be

promoted and supported;

consideration of crime issues should be included

in landscaping and planting schemes, and in

particular hiding places and dark or secluded
areas should not be created;

o external doors/frames/fixings/locks, ground floor
windows and those windows that are accessible
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by climbing, should meet the requisite Secured
by Design recommendations and British
Standards;

° there should be a clear demarcation between
public and private space by either physical
barriers such as walls, fences or other means
of enclosure or through changes in surface
treatment;

° use of appropriate building and paving materials
and street furniture should be used which are
durable and resistant to vandalism;

° the number of points of access into a
development and the number of through routes
should be limited, direct, and encourage
connectivity where appropriate; and

° appropriate fencing and other means of
enclosure to discourage general public access
should be provided.

8.20 The principles of the following Policy apply:-

Policy BE 4
Safety and Security Considerations

The design and layout of new development
should address the safety and security of
people and property, and reduce the
opportunities for crime. In assessing
development proposals particular attention
will be paid to:-

i the use and creation of defensible
space;

ii. the creation of opportunities for natural
surveillance;

iii. the location and design of street

lighting;

iv. the location of footpaths and access
points;

v. the location and design of parking
facilities;

vi. the design of landscaping and in
particular maximising opportunities for
surveillance and avoidance of creating
hiding places and secluded areas; and

vii. advice provided by Police Architectural
Liaison Officers.

Design and Layout of Highways and
Accesses in New Development

8.21 Highway access and parking in new
development must provide for safe and efficient
movement by pedestrians, vehicles, and cyclists. It
should take account of the Hierarchy of Consideration
of POLICY GT 4. Design Bulletin 32 (1992) and the
companion guide, ‘Places, Streets and Movement’
(1998), published by HMSO which provides helpful
information regarding the layout of residential roads,
whilst the former County Council's Highway Design
Guide (1985) is still valid and may provide help for
industrial roads. The following Policy will apply:-

Policy BE 5

The Design and Layout of Highways and
Accesses

The design and layout of highways and
accesses should:-

i. ensure the safe and free flow of traffic
(including provision for cyclists) in the
interest of highway safety;

ii. allow access by public transport where
appropriate;

iii. provide convenient pedestrian routes
and connectivity within the site and with
its surroundings;

iv. incorporate traffic calming, and speed
management and reduction measures
where appropriate;

V.  provide an attractive environment which
respects the local character of the area;

vi. take account of the Hierarchy of
Consideration of POLICY GT 4; and

vii. help to reduce opportunities for crime.

Provision of Safe Pedestrian
Environments in New Development

8.22 Pedestrians are vulnerable road users, and
their needs are therefore at the top of the Hierarchy
of Consideration (see POLICY GT 4). The following
policy is therefore intended to improve road safety
and the pedestrian environment particularly within
the town centres, in order to increase the
attractiveness of walking as an alternative mode of
transport. The West Yorkshire 'Walking Strategy'
(contained within the Local Transport Plan, 2000)
provides the framework for developing walking as an
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alternative mode of transport throughout the county
and sets targets for increasing the amount of walking
that is undertaken. The Council supports these
targets, not just as a transport issue but, in
partnership with the health service agencies and the
Police, because there is also considerable overlap
with other issues concerning health and crime and
disorder. Accordingly: -

Policy BE 6

The Provision of Safe Pedestrian
Environments

All new developments should provide a safe
and attractive environment at all times for
pedestrians accessing or traversing the site.
In particular, routes should be reasonably
direct, well lit, overlooked, have acceptable
surfacing, be attractively landscaped, and
provide an environment where opportunities
for crime are minimised.

CCTV and Area Lighting Schemes

8.23 The criteria set out in Policy BE 4 seek to
reduce the opportunity to commit crime at the level
of the individual building or development. Policies to
achieve the reduction in crime also need to be applied
at the area level. The provision of comprehensive
lighting schemes and schemes for closed-circuit
television surveillance (CCTV) in high risk areas have
been shown to be successful in helping to combat
crime. However, it is important to ensure that the
physical street furniture in such schemes does not
harm amenity (for instance of people in their homes),
the environment, or buildings and areas of
architectural and conservation importance. Area
lighting schemes will also be assessed against Policy
EP 5. Accordingly:-

Policy BE 7
CCTV and Area Lighting Schemes

Where appropriate, schemes for area lighting
and closed-circuit television surveillance
(CCTV) will be provided in a manner which:-

i does not significantly harm amenity;

ii. does not have a detrimental impact on
the environment; and

iii. preserves or enhances Conservation
Areas and does not adversely affect
Listed Buildings, Historic Parks and
Gardens or their settings, where these
are material considerations.

Access and the Provision of Public
Conveniences and Baby Changing
Facilities in New Development

8.24 The Council is committed to ensuring equal
opportunities for all including securing a more
accessible environment for everyone including people
with disabilities. In addition the Council seeks to
ensure that facilities for use by the general public and
those with mobility difficulties or special needs,
including toilets, baby changing facilities and other
design features including ramps and dropped kerbs
are provided in publicly accessible buildings and
areas. The Disability Discrimination Act, (1995)
requires those providing goods, facilities, or services
to the public to provide access and facilities for people
with disabilities of the same standard as those
provided for able bodied persons.

8.25 Many issues concerning access are covered
by Building Regulations legislation, notably the
construction of new buildings, and the Plan does not
seek to duplicate these provisions. However, it is
important that developers, in formulating development
proposals for buildings where a service is being
provided e.g. shops, community and health facilities,
places of entertainment, places of work, should
consider the needs of disabled people and those with
special needs at an early stage in the design process.
This is particularly important for proposals for the
change of use or extension of existing buildings where
Building Regulations may not adequately take account
of access issues. The Council will also encourage
appropriate access and provision for people with
disabilities within existing buildings, in areas of
informal open space and recreational areas, on public
rights of way and in the open countryside.
Accordingly:-

Policy BE 8
Access for All

Development proposals within buildings or
sites that provide goods, facilities or services
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to the public should incorporate design
features that facilitate easy access for all
including those with disabilities.

Policy BE 9

The Provision of Public Conveniences and
Baby Facilities

Publicly available toilet and baby changing
facilities should be provided in all
developments to which large numbers of the
public have access. In particular any retail,
leisure or health development with over
1,500sg.m gross floorspace, should provide
publicly available facilities.

Art in Public Places

8.26  The creation and display of works of art in
public places, as a means of improving the
environment and making Calderdale an interesting
and stimulating place for the local community and
visitors, is supported in general.

Policy BE 10
Art in Public Places

The creation and display of works of art in
public areas, including appropriate locations
within the street scene, will be supported,
provided the work of art is of high design
quality, appropriate or complementary to its
location and does not create unacceptable
environmental, amenity, traffic or other
problems.

Telecommunications Development

8.27 Telecommunication systems have developed
rapidly in recent years and are likely to continue to
do so throughout the plan period as new
developments in communications technology are
introduced. Telecommunications have become an
essential element in modern communication systems
and the Council will endeavour to facilitate its growth.
This must be balanced against a need to protect
important and sensitive environments, as well as
residential amenity and other features of
acknowledged importance. Government advice is

contained in PPG 8 ‘Telecommunications’ (2001) and
the 'Code of Best Practice on Mobile Phone Network
Development' (ODPM 2002).

8.28  Telecommunications development includes
all forms of communications by electrical or optical
wire and cable and radio signals and encompasses
various components including antennae, satellite
dishes, aerials, transmitters, masts, base stations,
cable installations and associated equipment cabins.
By their very nature such modern telecommunications
equipment will often appear conspicuous or obtrusive
in the urban and rural landscape and can have a
serious effect on the appearance of buildings and the
street scene.

8.29 Advice on minimising the impact of
telecommunications installations can be gained from
the Code of Best Practice such as sharing of
installations (such as masts) and sites, investigating
more appropriate alternative sites, and disguising or
screening infrastructure. Proposals for
telecommunications development will have to show
that these have been fully explored and that siting
and design (including materials and colour) have been
carefully considered along with appropriate measures,
including landscaping and screening, to avoid adverse
impact. These requirements will help to ensure that
the visual and amenity impacts of the
telecommunications development will be minimised.

8.30 The Council will oppose telecommunication
installations that would be unduly visually obtrusive
in either the street scene or the landscape and would
detract from amenity (including that of local residents),
unless it can be demonstrated that there is an
overriding need and technical constraints prevent a
more favourable proposal being chosen. Industrial
and commercial areas are often locations within which
telecommunications installations are most suitable.

8.31 Telecommunication installations will present
particular problems when proposed in environmentally
sensitive areas and within historic environments.
These include: Scheduled Ancient Monuments; the
Special Area of Conservation; the Special Protection
Area and In-bye land around it; Sites of Special
Scientific Interest; Special Landscape Areas; Sites
of Ecological or Geological Interest; Priority Habitats
and Species identified in the Calderdale Biodiversity
Action Plan; and the Green Belt as shown on the
Proposals Map. In such areas, the Council will apply
more stringent control over the siting and design of
telecommunications installations, refusing proposals
likely to demonstrably harm interests of acknowledged
importance unless there are overriding circumstances



126 The Built and Historic Environment

that justify approval. Telecommunications installations
will also need to be carefully considered to ensure
the protection of the historic environment.
Telecommunications installations on Listed Buildings
can be obtrusive and affect their character as
buildings of architectural or historic interest. Siting on
or within the curtilage of a Listed Building will only be
acceptable where great care is taken to minimise the
inherently adverse effect of the apparatus on the
Listed Building and its setting. Similarly,
telecommunications  development should not
unacceptably harm the character, appearance, setting
or features of Historic Parks and Gardens and the
character and appearance of Conservation Areas
should be preserved or enhanced.
Telecommunications  equipment  that  would
significantly affect the special interests and character
of environmentally sensitive areas or the historic
environment should preferably be sited elsewhere.
Where this would not be technically possible,
proposals will need to show that no more
environmentally acceptable alternatives or sites exist
and that every attempt has been made to minimise
obtrusiveness by siting and design, including
disguising or concealing the equipment.

8.32 During the course of the plan period some
telecommunications installations may become
redundant, due to rationalisation of the industry or
advances in technology. When such cases arise the
particular installation (such as a mast) will be required
to be removed and the site either landscaped or
returned to its previous condition. This will have been
secured either through a planning condition or
planning obligation.

8.33 Following public debate concerning the
possible adverse health impacts of
telecommunications development, in particular the
effect of electromagnetic fields, the Stewart Report
was published in May 2000 which examined the
health effects from the use of mobile phones, base
stations and transmitters. In respect of base stations
the report concluded, “the balance of evidence
indicates that there is no general risk to the health of
people living near to base stations on the basis that
exposures are expected to be small fractions of the
guidelines”. However, gaps in current scientific
knowledge led the group to recommend a
precautionary approach to the use of mobile phone
technologies until more detailed and scientifically
robust information becomes available. Guidelines on
exposure to radio frequency (RF) radiation have been
published by the International Commission on
Non-lonizing Radiation Protection (ICNIRP, 1998).
The ICNIRP guidelines for the public have been

incorporated in a European Council Recommendation
(1999), which has been agreed in principle by all
countries in the European Union. The Government
has adopted the Stewart Report recommendation that
the ICNIRP guidelines for public exposure be adopted
for use in the UK. In line with the approach
recommended in the Stewart Report, all antenna and
mobile phone base stations will have to meet the
guidelines of the ICNIRP for limiting exposure to
electromagnetic fields. Health considerations and
public concern can in principle be material
considerations in determining applications for planning
permission and prior approval. However, PPG 8
states that “if a proposed mobile phone base station
meets the ICNIRP guidelines for public exposure it
should not be necessary for a local planning authority,
in processing an application for planning permission
or prior approval, to consider further the health
aspects and concerns about them”. Therefore, all
applications for antenna and base stations should be
accompanied by a declaration that the equipment and
installation is designed to be in full compliance with
appropriate radiation safety requirements of ICNIRP
or any subsequent guidance that may be published
in the future by this body, the National Radiological
Protection Board or other research findings as may
be recommended by the Government. Calderdale
Council, in its capacity as landowner, adopted a policy
in July 2001 that no telecommunication masts or other
installations should be placed on Council owned land
within 100 metres of school buildings, or any other
buildings, where children are present. This policy is
reviewed annually and as such is subject to change.

8.34 The installation of a wide range of
telecommunications equipment benefits  from
permitted development rights under the Town and
Country (General Permitted Development) Order,
1995 (as amended 1999). These permitted
development rights do not generally apply in special
areas such as Conservation Areas. Certain permitted
development, including the erection of masts, is
conditional upon the operator applying for the
Council's determination as to whether its prior
approval of the siting and appearance of the
telecommunications equipment is required. In such
cases, reliance will be placed on the
telecommunications system service provider to
adhere to their statutory obligations.
Telecommunications prior approval notifications and
planning applications will be considered and assessed
against the following Policy:-
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Policy BE 11

Telecommunications

Proposals for telecommunications
development will be considered having
regard to technical and operational
requirements and will be permitted provided
that:-

i the proposal would not have an
unacceptable effect on the character or
appearance of the surroundings or
building on which it is sited in terms of
scale, design, and siting;

ii. the proposal would not have an
unacceptable effect on the amenity of
adjoining residential areas by reason
of siting or appearance;

iii. the proposal would not detrimentally
affect the quality or special interest of
any environmentally sensitive areas,
where relevant;

iv. the proposal preserves or enhances
Conservation Areas and does not
adversely affect Listed Buildings,
Historic Parks and Gardens or their
settings, where these are material
considerations;

v. the development proposal represents
the optimum solution for limiting
potential impact on the local
environment. Applicants must
demonstrate that the possibilities for
sharing existing sites or facilities or, in
the case of masts, of erecting antennae
on an existing building, mast or other
structure, have been explored;

vi. applications for antenna and base
stations are accompanied by a
declaration that the equipment and
installation is designed to be in full
compliance with appropriate radiation
safety requirements of ICNIRP or any
subsequent government approved
guidance that may be published;

vii. applicants have provided technical
details of how the proposed equipment
fits into the wider network coverage,
where relevant; and

viii. applicants have considered the need to
include additional capacity to take
account of the growing demands for

the network development including that
of other operators, where relevant.

Advertisements

8.35 External signs and advertisements are
important to commercial areas and can make a
contribution to their character or appearance.
However many advertisements affect the appearance
of the building, structure or place where they are
displayed and need to be carefully controlled to
ensure that they do not harm amenity or endanger
public safety. The Council will ensure that an
advertisement harmonises with its surroundings and
is not obtrusive by virtue of its size, siting, design,
colouring and visibility.

Control of Advertisement Regulations

8.36 The advertisement control system in England
consists of the Town and Country Planning (Control
of Advertisements) Regulations 1992 (as amended
1994 and 1999), and encompasses nearly all outdoor
advertisements. The Regulations divide
advertisements into 3 groups for control purposes:-

i Advertisements that are excluded from the local
planning authority’s control provided certain
conditions are fulfilled.

ii.  Advertisements for which the regulations give
‘deemed consent’ so that the local planning
authority’s consent is not needed, provided they
conform to the stated conditions and limitations
for each category of advert.

iii.  An advertisement for which the local planning
authority’s ‘express consent’ is always needed.

8.37 PPG19 ‘Outdoor Advertisement Control’
(1992) provides further advice on the application of
the regulations and the DETR publication ‘Outdoor
Advertisements and Signs: A Guide for Advertisers’
(2002) gives additional guidance.

The Consideration of Advertisements Requiring
Consent

8.38 In assessing all advertisements that require
‘express consent’, the Council may only consider two
issues, described in the regulations as the interests
of amenity and public safety. However, the policies
in the UDP may be taken into account as material
factors in the determination of any matter of
advertisement control.
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8.39 In assessing an advertisement's impact on
‘amenity’, regard will be had to its effect on the
appearance of the building and on the visual amenity
and character of the locality. The appearance of a
building can easily be spoiled by a poorly designed
or insensitively placed sign or advertisement, or by a
choice of materials, colour, proportion or illumination
that are alien to the building’s design or fabric. In
addition, proposed signs, together with existing ones
on the property, should not give rise to visual clutter
which can seriously detract from the street scene and
visual amenity. It is therefore important for visual
amenity that advertisements are well related to the
design and appearance of the building and the
character of the surrounding area.

8.40 Advertisements need to be carefully designed
and located so as not to lead to problems of public
safety. Careful consideration needs to be given to the
effects of advertisements upon the safe use and
operation of any form of traffic and transport (including
the safety of pedestrians). In particular, regard should
be had to whether the advertisement; is likely to
obstruct or distract attention; could be confused with
traffic signs; would obstruct or impair sight-lines;
would effectively leave insufficient clearance above
any part of a highway; and where illuminated, the
means of illumination is directly visible from any part
of the road thus causing dazzle, glare or distraction
to road users.

Appropriate Locations for Advertisements

8.41 It is important to strike the right balance
between the need to promote commerce and the need
to protect the character and appearance of the
surrounding environment. Within commercial areas,
or in conjunction with business premises, it is
reasonable to allow a degree of advertising where
this is related to the scale of the surrounding buildings
and does not detract from the building to which they
are attached. Within predominantly residential areas,
general advertising is an unnecessary and
unreasonable encroachment on the amenity of
residents. Only signs needed to identify business
premises within predominantly residential areas will
be appropriate.

The lllumination of Advertisements

8.42 The illumination of advertisements on buildings
can contribute to the night-time environment and
street scene. They need to be well designed and
located if they are not to lead to problems for local
amenity and highway safety. The method and level
of illumination of an advertisement should not harm

the amenities of the area and of local occupiers of
property or endanger public safety. In general, if the
principle of illumination is considered acceptable for
any particular proposal, the use of external
floodlighting or the individual lighting of letters, rather
than full internal illumination of the whole sign will be
preferred. Further guidance on external lighting can
be found in paragraphs 12.10 - 12.13 and in Policy
EP 5.

Advertisements within Sensitive Areas

8.43 Special attention should be given to
advertisements in areas of particular environmental
or historic sensitivity, so that they do not detract from
the integrity of the building’s design, historical
character or structure, and do not spoil or compromise
its setting. This will include locations on, within, or
adjacent to Listed Buildings and Scheduled Ancient
Monuments, Conservation Areas, historic parks and
gardens, public open spaces and other green areas,
and within rural areas. Advertisements within
Conservation Areas need to pay special attention to
preserving or enhancing its character or appearance.
In rural areas it is important to protect against
inappropriate advertisements in order to preserve the
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Advertisement Hoardings

8.44  Large-scale advertisement hoardings (also
referred to as poster-panels) can have a significant
impact on the surroundings and are not appropriate
in areas where they would be clearly out of scale, or
where they would be directly overlooked by dwellings.
Hoardings can also impact upon public safety and
the safe use and operation of traffic and transport. In
the interest of amenity, advertisement hoardings will
not normally be acceptable in or adjacent to
predominantly residential areas or in the open
countryside. Within commercial and industrial areas
they will only be allowed if they are:-

° in scale with adjacent buildings and
surroundings;

° screen unsightly land or buildings;

° are not overwhelming upon pedestrians in the
area,;

° respect the symmetry and architectural features
of their location, and,;

° maintain and, where necessary, enhance the
character and appearance of the local
environment.

8.45 Where an advertisement hoarding would
screen an unsightly or derelict site the Council may
give a temporary consent and condition the consent
requiring that the advert is removed at the end of a
specified period so as not to prejudice the site’s
redevelopment.
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Discontinuance Action

8.46  The Town and Country Planning (Control of
Advertisements) Regulations (1992) enable the
Council to take discontinuance action to stop any
advertisement, or the use of any advertisement site,
which normally has the benefit of any of the
categories of deemed consent, or express consent
after a period of five years of granting consent. The
discretionary power to serve a ‘discontinuance notice’
may only be used where the Council consider that an
advertisement, or the use of an advertisement site,
is causing substantial injury to amenity or endangering
public safety.

8.47 The Council may use these powers where
required and will take steps to secure the removal of
advertisements, and in particular hoardings, which
cause serious detriment to visual amenity or constitute
a danger to public safety. The Council will assess
each advertisement on its merits, but common
situations where a discontinuance notice may be
served are for inappropriate advertisements and
hoardings located in residential areas, Conservation
Areas, the open countryside, or along main road
corridors and major approach routes to towns.

The Historic Built Environment

8.48 Calderdale has a unique architectural heritage
of high quality. To further the sustainability objectives
of the UDP, the Council will seek to protect and
enhance the rich variety of architectural and historic
features of the District for the benefit of future
generations. Alterations to existing buildings and new
development should therefore be designed to create
a built environment that complements the area’s
unique identity and contributes to its special character.

8.49 PPG15 ‘Planning and the Historic
Environment’ (1994) and Circular (DETR/CMS)
01/2001 'Arrangements for Handling Heritage
Applications' provide advice on the identification and
protection of historic buildings, Conservation Areas
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and other elements of the historic environment. In
accordance with this advice, this section of the UDP
aims to:-

i. continue to protect historic buildings from
demolition and neglect and ensure their repair
and restoration;

i.  prevent development that would have an
unacceptable effect on historic buildings,
Conservation Areas and their settings;

iii. protect existing Conservation Areas and review
their boundaries, designate further Conservation
Areas and encourage the enhancement of
existing and future Conservation Areas;

iv.  encourage suitable new uses for those historic
buildings which can no longer continue in their
original use; and

V.  increase public awareness of the importance of
historic buildings and Conservation Areas and
encourage good conservation practice.

Listed Buildings

8.50 There are over 4,000 buildings of special
architectural or historic interest in Calderdale, which
have been listed by the relevant Secretaries of State,
which at present is the Secretary of State for Culture,
Media and Sport. This figure is likely to rise during
the life of the Plan as further buildings worthy of
protection are added to the list. Property owners,
together with the Council, have an important part to
play in looking after them, securing their future and
ensuring that inappropriate development does not
take place that might harm the character or
appearance of the structures themselves and their
settings. Undoubtedly, the best use for an historic
building is its original use, but this may not be possible
or appropriate in some circumstances. PPG15 lays
down the principal considerations for applications
involving the use, repair, alteration or demolition of
listed buildings.

8.51 Where a building is ‘listed’, this usually
includes all fixtures and fittings and structures within
its curtilage, along with boundary walls. The listing of
buildings of historic or architectural interest does not
mean that the building will have to be kept in a
completely unaltered condition. Sympathetic
alterations may be acceptable to enable adaptation
to modern requirements or appropriate restoration of
original features to take place. In these instances,
care is required to avoid damage, to ensure the
retention of specific features of importance and to
make the correct use of materials and traditional
methods of construction. If the original plan form is
intact, then it should be preserved where it contributes

to the special character and appearance of the
building. Similarly, internal features, which contribute
to the character of the building, should be preserved,
repaired or if missing, replaced. Accordingly:-

Policy BE 14
Alteration and Extension of Listed Buildings

Proposals involving any alteration or
extension of a Listed Building will only be
permitted where:-

i. it does not have an adverse effect on
the architectural and historic character
or appearance of the building or its
setting; and

ii. it respects the individual details of the
building including the form, design,
scale, methods of construction and
materials, as well as internal features
which contribute to the character of the
listed building.

Where development is acceptable, conditions
and/or planning obligations may be attached
seeking the appropriate recording of the
character of the building before works
commence.

8.52 The setting of a Listed Building can be an
essential part of its character and appearance and
will be protected where development is likely to have
an adverse effect. Whilst development may be some
distance away from the Listed Building itself, it could
affect views that form an intrinsic part of its
appearance and character and impact on the
surroundings that contribute to its interest. In
appropriate circumstances, where a proposal is likely
to affect the setting of a Listed Building, applicants
will be required to provide a full assessment of the
impact of their proposals upon the Listed Building.
Therefore:-

Policy BE 15

Setting of a Listed Building

Development will not be permitted, where
through its siting, scale, design or nature, it
would harm the setting of a Listed Building.
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8.53 The conservation of buildings of historic or
architectural interest can generally be brought about
by the co-operation of owners, developers and the
local authority. It is a criminal offence to carry out
works to a Listed Building without the necessary
consent and the Council has powers to initiate legal
action to ensure that Listed Buildings are not
demolished or altered without that consent, or if
necessary, are reinstated if unauthorised works are
carried out. These may be used against those who
undertake works affecting a Listed Building without
consent or fail to comply with conditions attached to
an approval for works to a Listed Building.

8.54 Where it is accepted that the continuation of
the original use of a Listed Building is not practical or
viable, it may be possible to find an alternative use
to secure the future of the building and assist in the
regeneration of the area. Many buildings are capable
of a new use, and when considering whether it is
appropriate, particular attention will be paid as to
whether the new use would preserve the architectural
or historic features of the building. For instance, the
upper floors of buildings, particularly in town centres,
can provide an important source of additional housing
supply. It will also be expected that changes to
alternative uses should keep internal and external
alterations to a minimum.

8.55 The full implications of an application for
alteration, extension or change of use of a Listed
Building can only be assessed with full details.
Applications for works to a Listed Building must be
accompanied by fully detailed drawings of the existing
buildings and all proposed alterations. Developers
are encouraged to enter into early negotiations with
the Council to ensure that any development proposal
is in keeping with the Listed Building and its setting.
Where necessary, applicants may be required, by
planning condition or obligation, to prepare and submit
an appropriate record of the building prior to
development. This will be placed on public deposit
with the West Yorkshire Archaeology Advisory
Service. As a result, the following Policy will apply:-

Policy BE 16

Change of Use of a Listed Building

Change of use of part, or the whole of a
Listed Building will be permitted where all

the following criteria apply:-

i. the original use of the building is no
longer practicable or appropriate; and

ii. thenew use preserves the architectural
or historic character, features or
setting.

Where development is acceptable, conditions
and/or planning obligations may be attached
seeking appropriate recording of the
character of the building before works
commence.

8.56 Preservation of Calderdale’s historic fabric is
the primary aim of the Council's Listed Building
controls. Demolition of a Listed Building is therefore
considered to be a measure of last resort. Where
applications for consent to demolish a Listed Building
are being considered, the Council will require a very
strong case to be made by the applicant that every
possible effort has been made to retain the present
use or find a suitable alternative use without the need
for demolition. Consent for demolition should not be
given simply because redevelopment is economically
more attractive to the developer. In accordance with
PPG15, paragraph 3.19, if demolition of a Listed
Building is considered to be the only option the owner
will have to prove:-

i. that the building is beyond repair and
maintenance when weighed against the value
of the building’s importance and continued use;

ii. that efforts to secure an alternative use have
failed. This should include offering the
unrestricted freehold on the market at a
reasonable price; and

iii.  thatredevelopment would result in a substantial
community benefit which outweighs the loss of
the building.

8.57 Where the demolition of a Listed Building is
permitted, conditions or legal requirements may be
imposed, requiring the recording of the building and
details of the construction of a replacement building.
To make sure that sites do not remain undeveloped
for long periods of time, conditions may also be
imposed on planning permissions to ensure that
redevelopment occurs within specified time limits.
This may require that demolition does not take place
