
Town and Country Planning Act 1990

Grant of Full Planning Permission

Page 1 of 18 

Merrion House  110 Merrion Centre  Leeds  LS2 8BB

Applicant: L James Application Number: 26/02013/FU

Date Accepted: 9 April 2026Agent: LARK Architects
Ewan Johnston
Unit 10 The Crossings
Riparian Court 
Riparian Way
Cross Hills
Keighley
BD20 7BW

Date of Decision: 27 August 2026

Proposed Development At: Land Off King Street  Drighlington  Bradford   

Proposal: Three dwellings with domestic garden and parking areas, creation of new access 
road

Plans and specifications that this decision is based on:

Plan Type Plan Reference Received
Site Location Plan/Red Line/OS 
Plan

01 09.04.2026

Block Plan/Layout Plan 1751_03_A 28.05.2026
Proposed floor plan(s) 06 09.04.2026
Proposed elevation(s) 07 09.04.2026
Proposed floor plan(s) 1751_04_A 28.05.2026
Proposed elevation(s) 1751_05_A 28.05.2026
Sections/Cross Sections 1751_08_A 28.05.2026
Other 29.06.2026

Full planning permission granted in accordance with the approved plans and 
specifications and subject to the condition(s) set out below:-

1) The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.

Imposed pursuant to the provisions of Section 91 of the Town and Country Planning 
Act 1990  as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004.
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2) The development hereby permitted shall be carried out in accordance with the 
approved plans listed in the Plans and Specifications above.

For the avoidance of doubt and in the interests of proper planning.

3) Construction of external walls and roofs to any building subject of this permission shall 
not take place until details and samples of all external walling and roofing materials 
have been submitted to and approved in writing by the Local Planning Authority.  
Samples shall be made available on site prior to the commencement of building works, 
for inspection by the Local Planning Authority which shall be notified in writing of their 
availability.  The building works shall be constructed from the materials thereby 
approved.

In the interests of visual amenity.

4) The windows shall be set in  30 mm from the main external face of the wall(s).

In the interests of visual amenity

5) The access(es) hereby approved shall not be brought into use until works have been 
undertaken to provide the sight lines / visibility splays shown on the approved plan ref 
1751_03_A; to an adoptable standard. These sightlines / visibility splays shall be 
retained clear of all obstruction to visibility greater than 0.6m in height above the 
adjoining carriageway for the lifetime of the development. 

To ensure the free and safe use of the highway.

6) Development shall not be occupied until the approved cycle/motorcycle parking and 
facilities have been provided.  The approved facilities shall thereafter be retained for 
the lifetime of the development.

In the interests of highway safety and promoting sustainable travel opportunities.

7) Development shall not be occupied until all areas shown on the approved plans to be 
used by vehicles, including roads, footpaths, cycle tracks, loading and servicing areas 
and vehicle parking space have been fully laid out, surfaced and drained such that 
loose materials and surface water does not discharge or transfer onto the highway.  
These areas shall not be used for any other purpose thereafter.
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To ensure the free and safe use of the highway.

8) The development hereby approved shall not be occupied until the approved Electric 
Vehicle Charging Points, cable enabled spaces and associated infrastructure have 
been provided.  The facilities shall thereafter be retained and maintained as approved 
for the lifetime of the development.

In the interest of promoting low carbon transport.

9) Development shall not commence until a statement of construction practice has been 
submitted to and approved in writing by the Local Planning Authority, the statement of 
construction practice shall include full details of:

a)  the construction vehicle routing, means of access, location of site compound, 
storage and parking (including workforce parking), means of loading and unloading of 
all contractors' plant, equipment, materials and vehicles and associated traffic 
management measures.

b)  methods to prevent mud, grit and dirt being carried on to the public highway from 
the development hereby approved.

c)  measures to control the emissions of dust and dirt during construction.

d)  how the statement of construction practice will be made publicly available by the 
developer.

The approved details shall be implemented at the commencement of works on site and 
shall thereafter be retained and employed until completion of the works on site.  The 
Statement on Construction practice shall be made publicly available for the lifetime of 
the construction phase of the development in accordance with the approved method of 
publicity. 

The carrying out of the development could result in significant harm to the amenities of 
local residents and highway safety, and accordingly details of construction practice is 
required to be agreed prior to commencement of works in order to protect such 
interests.

10) Works above the ground floor slab level shall not commence until construction details 
of the proposed footway crossings (and/or reinstatement to full height footway of any 
redundant existing crossings) along the site frontage have been submitted to and 
approved in writing by the Local Planning Authority.  The crossings (and/or 
reinstatements) must be constructed in accordance with the approved details and be 
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fully implemented prior to occupation of the development to the satisfaction of the Local 
Planning Authority.

To ensure the free and safe use of the highway.

11) The approved details for the provision of bin stores (including siting, materials and 
means of enclosure) and (where applicable) storage of wastes and access for their 
collection shall be implemented in full before the use commences and shall be retained 
thereafter as such for the lifetime of the development.

In the interests of amenity and to ensure adequate measures for the storage and 
collection of wastes are put in place.

12) Notwithstanding the details on the plans hereby approved, prior to the development 
being occupied, full details of both hard and soft landscape works, including an 
implementation programme, shall be submitted to and approved in writing by the Local 
Planning Authority.  Hard landscape works shall include
(a) proposed finished levels and/or contours, 
(b) boundary details,means of enclosure and retaining structures, 
(c) car parking layouts, 
(d) other vehicle and pedestrian access and circulation areas, 
(e) hard surfacing areas, 
(f) minor artefacts and structures (e.g. furniture, play equipment, refuse or other 
storage units, signs, lighting etc.), 
Soft landscape works shall include 
(h) planting  plans 
(i) written specifications (including soil depths, cultivation and other operations 
associated with plant and grass establishment) and 
j) schedules of plants (including 3 replacement trees) noting species, planting sizes 
and proposed numbers/densities.

All hard and soft landscaping works shall be carried out in accordance with the 
approved details, approved implementation programme and British Standard BS 
4428:1989 Code of Practice for General Landscape Operations. The developer shall 
complete the approved landscaping works and confirm this in writing to the Local 
Planning Authority prior to the date agreed in the implementation programme.

To ensure the provision and establishment of acceptable landscaping.

13) a) No works shall commence (including any demolition, site clearance, ground works or 
drainage etc.) until all existing trees, hedges and vegetation shown to be retained on 
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the approved plans are fully safeguarded by protective fencing and ground protection 
in accordance with approved plans (as approved pursuant to b) below) and the 
specifications and the provisions of British Standard 5837 (2012) Trees in relation to 
design, demolition and construction, unless otherwise agreed in writing by the Local 
Planning Authority (LPA). NOTE: safeguarding includes any ground areas intended for 
Structural Planting (clause 6.2 of BS5837) and only the BS5837 default barrier with the 
scaffold framework shall be employed.  A fully dimensioned Tree Protection Plan 
drawing (with setting out offsets for barriers and ground protection) shall be included in 
the submission.  Such measures shall be retained for the full duration of any demolition 
and/or approved works.

b) No works or development shall commence until a written Arboricultural Method 
Statement (AMS) in accordance with BS5837 for a tree care plan has been submitted 
to and approved in writing by the LPA.  This must include a schedule of site visits for 
the Supervision and Monitoring (monthly) of the implementation of the AMS for the full 
construction duration.  The schedule shall include reporting back to the LPA within 5 
working days of any scheduled site visit. 

c) Evidence shall be submitted, such as a written appointment (including site specifics), 
that confirms that a qualified Arboriculturist/competent person has been appointed to 
carry out the Arboricultural Monitoring and Supervision Schedule in accordance with 
the approved AMS.

d) Seven days written notice shall be given to the LPA that the measures contained in 
the approved Tree Protection Plan are in place prior to demolition/ approved works 
commencing. This is to allow inspection and approval by the LPA of the protection 
measures as implemented on the site 

NOTE - this item cannot be discharged/works cannot commence, until post inspection 
approval is confirmed. 

To ensure the protection and preservation of trees and vegetation during construction 
works, in accordance with Leeds City Council policies.

14) Within 5 years of occupation, no approved retained tree/hedge/bushes shall be cut 
down, uprooted or destroyed nor any tree be pruned, topped or lopped or suffer root 
severance (other than in accordance with the approved plans and particulars) without 
the prior written approval of the Local Planning Authority (LPA).  In the event of any 
such works being carried out without having first sought and received written approval 
from the LPA the following actions shall be undertaken:
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a)  Within one month of the removal, uprooting or loss of any retained tree a 
replacement planting scheme shall be submitted to and approved in writing by the LPA.  
That replacement planting scheme shall include the replacement of trees in 
accordance with current policies (e.g. LAND 2 'Development and Trees') by semi-
mature size trees (circumference 25/30cm) or an equivalent offsite mitigation planting 
scheme, where on site provision is not possible.  The mitigation planting scheme shall 
be implemented in the first planting season following the receipt of the written approval 
of those details by the LPA.  NOTE: trees additionally legally protected by TPO/located 
in a Conservation Area may result in parallel legal action for criminal damage. 
b)  Within one month of a pruning, topping, lopping or root damage of a retained tree, a 
Professional Arboricultural Report shall be submitted to and approved in writing by the 
LPA.  The report shall include a full assessment of the unauthorised work, remediation 
proposals and implementation programme.  NOTE: trees additionally legally protected 
by TPO/located in a Conservation Area may result in parallel legal action for criminal 
damage.
c)  Within one month of removal, uprooting, damage or loss of any retained 
bush/bushes details of replacement planting and implementation scheme shall be 
submitted to and approved in writing by the LPA. 
d)  Within one month of removal, uprooting, damage or loss of any retained hedges 
details of replacement planting and implementation scheme, that shall comprise or 
include "instant hedging" of at least 1m in height, shall be submitted to and approved in 
writing by the LPA. 

Within one week following the implementation of the planting scheme agreed pursuant 
to a), b), c) or d) above documentation shall be submitted to the LPA that evidences 
the works have been carried out in accordance with the agreed details.  This shall 
include photographic evidence. 

Please note that retained tree/hedge/bush refers to vegetation which is to be retained, 
as shown on the approved plans and particulars and the condition shall have effect 
until the expiration of five years from the date of occupation.

In the interests of the character and amenities of the area, the best interests of nature 
conservation and bio-diversity.

15) Prior to first occupation of the development, details of replacement tree planting shall 
be submitted to and approved in writing by the Local Planning Authority. The details 
shall provide for replacement planting at a minimum ratio of 3:1 for any tree removed 
as part of the development and shall include species, size, location, implementation 
timetable and management arrangements. The approved planting shall be carried out 
in the first planting season following completion of the development. Any tree that dies, 
is removed, becomes seriously damaged or diseased within five years of planting shall 
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be replaced in the next planting season with a tree of similar size and species unless 
otherwise agreed in writing by the Local Planning Authority.

To mitigate tree loss, secure replacement planting and maintain the landscape 
character and visual amenity of the site in accordance with Core Strategy Policies P10 
and P12 and saved UDP Policies LD1 and N25.

16) Prior to the commencement of development, a Plan shall be submitted to and 
approved in writing by the LPA of integral bird nesting features (for species such as 
House Sparrow, Starling, Swift, Swallow and House Martin) and bat roosting features 
to be provided within buildings. The agreed Plan shall show the number, specification 
of the bird nesting and bat  roosting features and where they will be located, together 
with a commitment to being installed under the instruction of an appropriately qualified 
consultant. All approved features shall be installed prior to first occupation of the 
dwelling on which they are located and retained thereafter.

To maintain and enhance biodiversity in accordance with Core Strategy Policy G9, 
NPPF, and BS 42020:2013.

17) The approved Phase I Desk Study report indicates that a Phase II Site Investigation is 
necessary, and therefore development (excluding demolition) shall not commence until 
a Phase II Site Investigation Report has been submitted to and approved in writing by 
the Local Planning Authority.
Where remediation measures are shown to be necessary in the Phase II Report and/or 
where soil or soil forming material is being imported to site, development (excluding 
demolition) shall not commence until a Remediation Strategy demonstrating how the 
site will be made suitable for the intended use has been submitted to, and approved in 
writing by, the Local Planning Authority.  The Remediation Strategy shall include a 
programme for all works and for the provision of Verification Reports.

It is strongly recommended that all reports are prepared and approved by a suitably 
qualified and competent person.

To ensure that the presence of contamination is identified, risks assessed and 
proposed remediation works are agreed in order to make the site 'suitable for use' with 
respect to land contamination.

18) If remediation is unable to proceed in accordance with the approved Remediation 
Strategy, or where significant unexpected contamination is encountered, or where soil 
or soil forming material is being imported to site, the Local Planning Authority shall be 
notified in writing immediately and operations on the affected part of the site shall 
cease.  The affected part of the site shall be agreed with the Local Planning Authority 
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in writing.  An amended or new Remediation Strategy and/or Soil Importation Strategy 
shall be submitted to and approved in writing by the Local Planning Authority prior to 
any further remediation works which shall thereafter be carried out in accordance with 
the revised approved Strategy.  Prior to the site being brought into use, where 
significant unexpected contamination is not encountered, the Local Planning Authority 
shall be notified in writing of such.

It is strongly recommended that all reports are prepared and approved by a suitably 
qualified and competent person.

To ensure that any necessary remediation works are identified to make the site 
'suitable for use' with respect to land contamination.

19) Remediation works shall be carried out in accordance with the approved Remediation 
Strategy.  On completion of those works, the Verification Report(s) shall be submitted 
to the Local Planning Authority in accordance with the approved programme.  The site 
or phase of a site shall not be brought into use until such time as all verification 
information has been approved in writing by the Local Planning Authority.

It is strongly recommended that all reports are prepared and approved by a suitably 
qualified and competent person.

To ensure that the remediation works are fully implemented as agreed and the site has 
been demonstrated to be 'suitable for use' with respect to land contamination.

20) The site shall be developed with separate systems of drainage for foul and surface 
water on and off site.  The separate systems should extend to the points of discharge 
to be agreed. 

In the interest of satisfactory and sustainable drainage

21) There shall be no piped discharge of surface water from the development prior to the 
completion of surface water drainage works, details of which will have been submitted 
to and approved by the Local Planning Authority. If discharge to public sewer is 
proposed, the information shall include, but not be exclusive to: 
i) evidence that other means of surface water drainage have been properly considered 
and why they have been discounted; and 
ii) the means of discharging to the public sewer network at a rate to be agreed by the 
Local Planning Authority in consultation with the statutory sewerage undertaker.

To ensure that no surface water discharges take place until proper provision has been 
made for its disposal.
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22) Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development)Amended) Order 2008 (or any Order revoking or re-enacting that Order 
with or without modification) planning permission, shall be obtained before any works 
classed under Schedule 2, Part 1, Classes A (extensions), B, D, E or F of that Order 
are undertaken, other than those expressly authorized by this permission.

In the interests of visual amenity, landscape quality, biodiversity, tree protection and 
residential amenity in accordance with Policies P10, P12, G8 and G9 of the Leeds 
Core Strategy and Policies GP5, BD5, LD1 and N25 of the Leeds UDP Review.

23) Within 3 months of the commencement of development, details and plans shall be 
submitted to the Local Planning Authority demonstrating compliance where practically 
possible within the approved house types with the Councils Accessible Housing 
Standards under Policy H10 of the Core Strategy Selective Review. Once approved, 
the development shall be implemented in accordance with the approved details.

In order to achieve accessible homes in accordance with Policy H10 of the Core 
Strategy Selective Review

Biodiversity Net Gain

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that 
planning permission granted for development of land in England is deemed to have been 
granted subject to the condition (biodiversity gain condition) that development may not begin 
unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority; and
(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a Biodiversity 
Gain Plan, if one is required in respect of this permission would be Leeds City Council.

There are statutory exemptions and transitional arrangements which mean that the 
biodiversity gain condition does not always apply. These are listed below :

Based on the information available this permission will require the approval of a 
biodiversity gain plan before development is begun as it does not fall within any of the 
statutory exemptions or transitional arrangements in the list below.
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Statutory exemptions and transitional arrangements in respect of the biodiversity gain condition.

1. The application for planning permission was made before 12 February 2024.

2. The planning permission relates to development to which section 73A of the Town and 
Country Planning Act 1990 (planning permission for development already carried out) 
applies.

3. The planning permission was granted on an application made under section 73 of the 
Town and Country Planning Act 1990 and

(i) the original planning permission to which the section 73 planning 
permission relates* was granted before 12 February 2024; or

(ii) the application for the original planning permission* to which the section 
73 planning permission relates was made before 12 February 2024.

4. The permission which has been granted is for development which is exempt being:

4.1 Development which is not ‘major development’ (within the meaning of article 2(1) 
of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015) where:

(i) the application for planning permission was made before 2 April 2024;
(ii) planning permission is granted which has effect before 2 April 2024; or
(iii) planning permission is granted on an application made under section 73 of 

the Town and Country Planning Act 1990 where the original permission to 
which the section 73 permission relates* was exempt by virtue of (i) or (ii).

4.2 Development below the de minimis threshold, meaning development which:

(i) does not impact an onsite priority habitat (a habitat specified in a list 
published under section 41 of the Natural Environment and Rural 
Communities Act 2006); and

(ii) impacts less than 25 square metres of onsite habitat that has biodiversity 
value greater than zero and less than 5 metres in length of onsite linear 
habitat (as defined in the statutory metric).

4.3 Development which is subject of a householder application within the meaning of 
article 2(1) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. A “householder application” means an 
application for planning permission for development for an existing dwellinghouse, 
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or development within the curtilage of such a dwellinghouse for any purpose 
incidental to the enjoyment of the dwellinghouse which is not an application for 
change of use or an application to change the number of dwellings in a building.

4.4 Development of a biodiversity gain site, meaning development which is undertaken 
solely or mainly for the purpose of fulfilling, in whole or in part, the Biodiversity Gain 
Planning condition which applies in relation to another development, (no account is 
to be taken of any facility for the public to access or to use the site for educational 
or recreational purposes, if that access or use is permitted without the payment of 
a fee).

4.5 Self and Custom Build Development, meaning development which:

(i) consists of no more than 9 dwellings;
(ii) is carried out on a site which has an area no larger than 0.5 hectares; and
(iii) consists exclusively of dwellings which are self-build or custom housebuilding 

(as defined in section 1(A1) of the Self-build and Custom Housebuilding 
Act 2015).

4.6 Development forming part of, or ancillary to, the high speed railway transport 
network (High Speed 2) comprising connections between all or any of the places or 
parts of the transport network specified in section 1(2) of the High Speed Rail 
(Preparation) Act 2013.

* "original planning permission means the permission to which the section 73 planning 
permission relates" meaning a planning permission which is the first in a sequence of two or 
more planning permissions, where the second and any subsequent planning permissions are 
section 73 planning permissions.

The effect of section 73D of the Town and Country Planning Act 1990

If planning permission is granted on an application made under section 73 of the Town and 
Country Planning Act 1990 (application to develop land without compliance with conditions 
previously attached) and a Biodiversity Gain Plan was approved in relation to the previous 
planning permission (“the earlier Biodiversity Gain Plan”) there are circumstances when the 
earlier Biodiversity Gain Plan is regarded as approved for the purpose of discharging the 
biodiversity gain condition subject to which the section 73 planning permission is granted.

Those circumstances are that the conditions subject to which the section 73 permission is 
granted:
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(i) do not affect the post-development value of the onsite habitat as specified in the 
earlier Biodiversity Gain Plan, and

(ii) in the case of planning permission for a development where all or any part of the 
onsite habitat is irreplaceable habitat the conditions do not change the effect of 
the development on the biodiversity of that onsite habitat (including any 
arrangements made to compensate for any such effect) as specified in the earlier 
Biodiversity Gain Plan.

Further information can be found on the following link: 
https://www.gov.uk/government/collections/biodiversity-net-gain

For information:-

1) All reports addressing land contamination should be compiled in accordance with best 
practice and with the National Planning Policy Framework and policies Land 1 of the 
Natural Resources and Waste Local Plan 2013 and GP5 of the Unitary Development 
Plan Review 2006.

Prior to preparing any reports in compliance with conditions related to land 
contamination the applicant is also advised to refer to the latest version of the 
Yorkshire and Lincolnshire Pollution Advisory Group technical guidance for developers, 
landowners and consultants, as noted below:

- Development on Land Affected by Contamination
- Verification Requirements for Cover Systems
- Verification Requirements for Gas Protection Systems

Where C_SOIL has been placed on the planning permission, guidance on the required 
information to submit is available in the Verification Requirements for Cover Systems 
guidance.

The latest version of this guidance and additional information is available at 
www.leeds.gov.uk/contaminatedland

2) The applicant is advised that remediation of any contaminated site is required to a 
standard such that the site is 'suitable for its proposed use' in accordance with the 
National Planning Policy Framework (NPPF) and policies Land 1 of the Natural 
Resources and Waste Local Plan 2013 and GP5 of the Unitary Development Plan 
Review 2006.  
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Remediation may include the requirement for the importation of suitable soils and/or 
soil forming materials, an appropriately designed capping layer and satisfactory gas 
protection measures.  

In order that the council can confirm that the site has been demonstrated as suitable 
for use, verification information in line with the approved Remediation Strategy must be 
submitted to the Local Planning Authority for approval in writing.  Without submission of 
evidence to support the discharge of conditions relating to verification eg C_VERI, 
C_SOIL, C_LUNX, there may arise delays to condition discharge, failure of property 
sale, liability issues and enforcement action including action under Part 2A of the 
Environmental Protection Act 1990.  

As noted in the NPPF, where a site is affected by contamination issues, responsibility 
for securing a safe development rests with the developer and/or landowner.

3) The Council engages with all applicants in a positive and proactive way through 
specific pre-application enquiries and the detailed advice available on the Council's 
website and further discussion where appropriate to produce an acceptable 
development.  For this particular application, positive discussions took place which 
resulted in further information being submitted to allow the application to be approved.

4)  In relation to condition 12 of this permission, it is necessary to obtain separate 
approval from the Waste Management department in relation to refuse storage details. 
The applicant is advised to make early contact with Bin.Deliveries@leeds.gov.uk prior 
to submission of condition discharge application.

5) This notice of decision does not grant consent or imply any grant of consent for the 
applicant to enter onto any adjoining land, to either construct or subsequently to 
maintain the proposed development.

6) In order to discharge condition 10 of this permission, the applicant must enter an 
agreement with the Council under Section 278 of the Highways Act 1980. The 
applicant is advised to make early contact with the Highways and Transportation 
Service by emailing the details to S278Agreements@Leeds.gov.uk as negotiating and 
entering a Section 278 Agreement generally takes 12 months; but, this can be longer 
depending on the complexity of the scheme. Further information is available on the 
council's website at https://www.leeds.gov.uk/parking-roads-and-travel/licences-and-
permits.

7) This permission does not absolve the applicant(s) from the requirements for 
compliance with a Building Regulation approval, or the duty of compliance with any 
requirements of any Statutory Body, Public Utility or Authority.
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The applicant is advised that where any of the following apply, The Party Wall Act 1996 
provisions are relevant, and you may well need to serve notice and get agreement from 
adjoining owners/neighbour(s) to carry out the work;
 
- work carried out directly to an existing party wall or structure
- new building at or astride the boundary line between properties
- excavation within 3 or 6 metres of a neighbouring building or structure depending on 
the depth of the hole or proposed foundations.
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The proposed development lies within an area that has been defined by the Coal Authority as 
containing potential hazards arising from former coal mining activity.  These hazards can 
include: mine entries (shafts and adits); shallow coal workings; geological features (fissures 
and break lines); mine gas and previous surface mining sites.  Although such hazards are 
seldom readily visible, they can often be present and problems can occur in the future, 
particularly as a result of development taking place.  

It is recommended that information outlining how the former mining activities affect the 
proposed development, along with any mitigation measures required (for example the need 
for gas protection measures within the foundations), be submitted alongside any subsequent 
application for Building Regulations approval (if relevant).   Any form of development over or 
within the influencing distance of a mine entry can be dangerous and raises significant safety 
and engineering risks and exposes all parties to potential financial liabilities.  As a general 
precautionary principle, the Coal Authority considers that the building over or within the 
influencing distance of a mine entry should wherever possible be avoided.  In exceptional 
circumstance where this is unavoidable, expert advice must be sought to ensure that a 
suitable engineering design is developed and agreed with regulatory bodies which takes into 
account of all the relevant safety and environmental risk factors, including gas and mine-
water.  Your attention is drawn to the Coal Authority Policy in relation to new development and 
mine entries available at: 
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-distance-of-
mine-entries 

Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal 
mine entries (shafts and adits) requires a Coal Authority Permit.  Such activities could include 
site investigation boreholes, digging of foundations, piling activities, other ground works and 
any subsequent treatment of coal mine workings and coal mine entries for ground stability 
purposes.  Failure to obtain a Coal Authority Permit for such activities is trespass, with the 
potential for court action.  

Property specific summary information on past, current and future coal mining activity can be 
obtained from: www.groundstability.com  or a similar service provider.

If any of the coal mining features are unexpectedly encountered during development, this 
should be reported immediately to the Coal Authority on 0345 762 6848.  Further information 
is available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority
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In respect of housing development, the applicant’s attention is drawn to part Q1 of the 2010 
Building Regulations and Approved Document Q1 (Unauthorised Access) 2015.  Specifically 
that the standards for doors and windows (including locks and other hardware) shall be 
sufficiently robust and capable of resisting physical attack by a burglar, so as to include euro 
‘anti-snap’ locks or equivalent standard.

Applicants are requested to remove any site notices related to this application from outside 
the property to which the application relates.

Important Information about Your Planning Permission

Town and Country Planning (Development Management Procedure)
(England) Order 2015 

This decision notice only relates to the grant of planning permission.  It does not give any 
approval or consent which may be needed under any legislation, enactment, bye-laws, order 
or regulation other than the Town and Country Planning Act 1990 as amended.  You may 
need other approvals, consents or licenses for the development eg building regulations 
approval.  

This permission is granted in strict accordance with the approved plans.  It should be noted 
however that:

(a) A variation from the approved plans following commencement of the development is 
likely to constitute unauthorised development and may be liable to enforcement action.

(b) Variation to the approved plans will require the submission of a new planning 
application.

This planning permission is granted subject to conditions.  Please read the conditions 
carefully and make sure that you understand what is required to comply with them.  It is the 
responsibility of the owner(s) and the person(s) implementing the development to ensure that 
the approved plans and these conditions are complied with throughout the development and 
beyond.  Failure to comply with any of the conditions may result in enforcement action.

Conditions which require work to be carried out or details to be approved prior to 
commencement are very important and are called ‘conditions precedent’.  

This means: 
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(a) If a condition precedent is not complied with, the whole of the development might be 
unauthorised and you may be liable to enforcement action.

(b) Where a condition precedent is breached and the development is unauthorised, the 
only way to rectify this is by the submission of a new application to obtain a fresh 
planning permission.

Details of how to apply to discharge condition(s) can be found on our website at 
https://www.leeds.gov.uk/planning/planning-permission/find-out-if-you-need-planning-
permission/apply-for-planning-permission under the heading Discharging conditions.

You are advised that the approved development is liable for a charge under the Community 
Infrastructure Levy Regulations 2010 (as amended). A Community Infrastructure Levy (CIL) 
Liability Notice will be issued as soon as is practicable following this decision notice. This 
contains details including the chargeable amount, when this is payable and when and how 
exemption from or relief on the charge can be sought. Please note that an Assumption of 
Liability Notice (Form 1) and a Commencement Notice (Form 6) must be received by the 
Council at least one day before commencement of development. Failure to complete an 
Assumption of Liability Notice and Commencement Notice will incur penalty surcharges. CIL 
relief or exemption must be sought from and approved by the Council prior to commencement 
of the development. Exemption or relief may be withdrawn if you fail to meet the statutory 
requirements relating to CIL. For further details please visit the Council’s website 
https://www.leeds.gov.uk/your-council/planning/community-infrastruction-levy. 
 
Appeals to the Secretary of State

If you, as applicant, are aggrieved by the decision of your local planning authority to grant 
permission for the proposed development subject to conditions, then you can appeal to the 
Secretary of State under section 78 of the Town and Country Planning Act 1990 as amended.

If you, as applicant, want to appeal, you must do so within six months of the date of this 
notice (or within 28 days if a valid Enforcement Notice exists for the same or substantially the 
same development).  You should use a form which you can obtain from  www.gov.uk/appeal-
planning-decision  or by email from  enquiries@planninginspectorate.gov.uk  or by phoning 
0303 444 5000.

The Secretary of State can allow a longer period for giving notice of an appeal, but will not 
normally be prepared to do so unless there are special circumstances which excuse the delay 
in giving notice of appeal.
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You must send one copy of the completed form to  planning.appeals@leeds.gov.uk  or 
Appeals Administration, Development Management, Leeds City Council, Merrion House, 110 
Merrion Centre, Leeds, LS2 8BB as well as to the Planning Inspectorate at the address on the 
form.

If you intend to submit an appeal that you would like examined by inquiry, you should notify 
the Local Planning Authority (planning.appeals@leeds.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) of your intention to appeal a minimum of 10 
working days before the appeal is submitted to the Planning Inspectorate.
 
The notification form and further guidance is available at 
www.gov.uk/government/publications/notification-of-intention-to-submit-an-appeal


