Silver Cross Still Too Intensive

I was pleased at the decision to reject the latest Silver Cross planning application.  

I still firmly believe we need an overall Action Plan for Guiseley and the surrounding area that local people should be closely involved in drawing up - something now enabled by Government planning legislation (Panning and Compulsory Purchase Act 2004).  

We have literally gone round and round the houses with this one, and it is about time we had a proper planning framework within which to consider such applications - one that looks at the area as a whole and involves local people.  
The piecemeal approach taken in recent years has not served Guiseley well – especially when some of the developments had been anticipated years in advance.  We can argue back and forth and point the finger of blame about the present position - but that can't be a substitute for getting to grips with the detail of what can be done. And there is definitely more that can be done on this and other present and future planning applications.

The proposal was 64 properties per hectare. That is significantly greater than the 30-50 density indicated in planning guidance, and greater than any recent major application that has been granted in Guiseley, including that for the existing Silver Cross housing.  

My understanding is that increased densities such as this are only justifiable for sites that are located in town or district centres with excellent public transport links, and where the designs are in keeping with the area.  It cannot reasonably be claimed that the Silver Cross site fits those criteria.  I am anxious that precedents are not set by the Council that allow an incremental increase in development densities in the area.
*********
In my letter of objection, I welcomed the reduction of the height of buildings along part of the Otley Road frontage and the Back Lane frontage.  But I still believed the main apartment blocks proposed for Otley Road were excessive and should be further reduced in height, particularly the four storey elements.   

At the moment the plan would create a "wall" of properties along a significant stretch of Otley Road.  Their proximity to the carriageway amplifies this effect.  As proposed, the buildings will dominate the skyline and be out of keeping with the majority of surrounding residential properties.
My understanding is that increased densities such as this are only justifiable for sites that are located in town or district centres with excellent public transport links, and where the designs are in keeping with the area.  It cannot reasonably be claimed that the Silver Cross site fits those criteria.  I am anxious that precedents are not set by the Council that allow an increment increase in development densities in the area.
The Wharfedale Line does not have the capacity to cope with extra passengers from this and other sites. Bus services are grossly inadequate, and are highly unlikely to provide a public transport alternative to many workers or residents on the new site.

I was also concerned about the amount of traffic the development would generate.  This proposal, especially taken together with the existing accommodation on Silver Cross, will undoubtedly generate more traffic than the site did when it was functioning as a commercial enterprise.  
This would be especially true of Back Lane, as well as the already heavily congested A65 and its surrounding residential areas.  All of the vehicles on site will be expected to use Back Lane as an exit/entry route.  This road is now frequently used by motorists to avoid the Otley Road/Oxford Road traffic signals, and has parking along part of it on both sides of the road.  There are also two schools along this road. These factors must be taken into consideration when determining this application.

I also expressed doubt about whether the parking spaces attached to the proposed housing and office block will be sufficient to avoid more roadside parking in surrounding streets such as Back Lane.

I also demanded confirmation that affordable housing will make up at least 25% of the development.  In their previous application the developers told us that the costs involved mean they could provide the appropriate level of such housing.  I was told by their representatives that the element of affordable housing will be 25%.  

