KIRKLEES METROPOLITAN COUNCIL
INVESTMENT & REGENERATION SERVICE

DEVELOPMENT MANAGEMENT
Town and Country Planning Act 1990 (as amended) — SECTION 70

DELEGATED DECISION TO DETERMINE PLANNING APPLICATIONS

Reference No: 2023/62/92468/W

Site Address: The Old Dairy, 1A, Lamma Well Road, Cartworth
Moor, Holmfirth, HD9 2SP

Description: Erection of single storey porch extension to south
elevation

Recommending Officer: Luke Walstow

DECISION — CONDITIONAL FULL PERMISSION

| hereby authorise the approval of this application for the reasons set
out in the officer’s report and recommendation annexed below in
respect of the above matter.

John Holmes

AUTHORISED OFFICER

Date: 29-Sep-2023



OFFICER REPORT

Application Reference: 2023/92468

Site: The Old Dairy, 1A, Lamma Well Road, Cartworth Moor, Holmfirth, HD9
2SP

Site Description

The site relates to The Old Dairy. 1A Lamma Well Road, a dwelling located
within the rural area of Cartworth Moor, Huddersfield. The site is accessed by
a drive leading off from the main highway. The site has a large outdoor area
used by occupants to accommodate multiple vehicles. The site is located within
the green belt.

Description of Development

The applicant is seeking planning permission for the erection of single storey
porch extension to south elevation.

Projection from wall: 2.5 metres
Width: 2.8 metres
Height: 2.3 metres to the eaves, 3.2 metres in total height.

The proposed porch would be constructed from reclaimed natural stone for the
external walls and stone slate on the roof. These materials match those used
in the construction of the host dwelling. The porch would serve as a new entry
point to the main dwelling.

History of negotiations/amendments sought

No amendments have been sought in the processing of this application as it
was considered acceptable as submitted.

Planning History

2009/92705. Change of use, alterations and part demolition of existing farm
buildings to form 6 residential units. Withdrawn — 17/11/2009

2010/90208. Change of use, extension and alterations of farm buildings to form
3 dwellings, with removal of existing agricultural buildings. Conditional Full
Permission — 18/03/2010.

2011/90940. Change of use, extension and alterations of farm buildings to form
2 dwellings. Conditional Full Permission - -3/06/2011.

2012/92873. Discharge of conditions 19 and 20 on previous permission
2011/90940 for change of use and alterations of farm buildings to form two
dwellings. Discharge of Condition(s) Split Decision.



2012/93133. Erection of single storey extension. Conditional Full Permission —
28/12/2012.

2012/93156. Non Material Amendment to previous permission 2011/90940 for
change of use, extension and alterations of farm buildings to form two
dwellings. Approved — 24/10/2012.

2013/91579. Variation of condition 5 (materials) on previous permission
2011/90940 for change of use, extension and alterations of farm buildings to
form 2 dwellings. Removal or Maodification of Condition(s) — 09/07/2013.
Publicity and Representations

The Council are currently undertaking the legal statutory publicity requirements,
as set out at Table 1 in the Kirklees Development Management Charter. As
such, this application has been publicised via neighbour notification letters.
Final publicity date expired 28 August 2023 — no representations received.
Holme Valley Parish Council — Support

Consultation Responses

No statutory consultations were requested for this application.

Planning Policy Background

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the Development Plan
unless material considerations indicate otherwise. The statutory Development
Plan for Kirklees is the Local Plan (adopted 27th February 2019).

The site is allocated within the green Belt within the Kirklees Local Plan (KLP).

Kirklees Local Plan

LP 1 — Achieving Sustainable Development

LP 2 — Place Shaping

LP 21 — Highway Safety

LP 22 — Parking Provision

LP 24 — Design

LP 30 - Biodiversity and Geodiversity

LP 51 — Protection and Improvement of Local Air Quality

LP57 — The extensions, alterations or replacement of existing buildings

Holme Valley Neighbourhood Plan:

The Holme Valley Neighbourhood Development Plan was adopted on 8th
December 2021 and therefore forms part of the Development Plan.



The policies most relevant are:

e Policy 1 — Protecting and Enhancing the Landscape Character of Holme
Valley

e Policy 2 — Protecting and Enhancing the Built Character of the Holme
Valley and Promoting High Quality Design

e Policy 12 — Promoting Sustainability

e Policy 13 — Promoting Wildlife and Securing Biodiversity Net Gain

The application site is within Landscape Character Area 3:
The HVNDP outlines the key landscape characteristic of the area are:

e The open landscape has long distance views of the settled corridor of
the River Holme and Kirklees district beyond as well as local views of
open water bodies such as Boshaw Whams and Holme Styes.

e Stone boundary walls are common features creating a strong sense of
visual unity.

e A network of Public Rights of Way (PRoW) follows local lanes or field
boundaries. Minor roads and PRoW, including sections of the Kirklees
Way and the Barnsley

e Boundary Walk long distance footpaths, connect farmsteads located on
the valley sides. National Cycle Route no. 68 also passes through this
area.

And that key built characteristic of the area is:

e Dispersed settlements characterised by their former domestic textile
manufacturing, mill buildings and agricultural heritage along with isolated
farmsteads set within an upland agricultural landscape.

e Hade Edge is the largest of the settlements containing some services
and modern and older development and lies on a plateau at Dunford
Road / Penistone Road.

e Former textile/woollen mills set within the valley of the river Ribble.

e Vernacular building materials include millstone grit in properties and
boundary walls.

National Policies and Guidance

National planning policy and guidance is set out in National Policy Statements,
primarily the National Planning Policy Framework (NPPF) published 20th July
2021, the Planning Practice Guidance Suite (PPGS) first launched 6th March
2014 together with Circulars, Ministerial Statements and associated technical
guidance.

The NPPF constitutes guidance for local planning authorities and is a material
consideration in determining applications.

e Chapter 12 — Achieving Well-Designed places



e Chapter 13 — Protecting Green Belt Land

e Chapter 14 — Meeting the Challenge of Climate Change, Coastal
Change and Flooding

e Chapter 15 — Conserving and Enhancing the Natural Environment

Other Material Considerations

Kirklees Highway Design Guide (November 2019)
House Extensions and Alterations SPD (June 2021)

Leqislation

The Town & Country Planning Act 1990 (as amended).
The Planning and Compulsory Purchase Act 2004
The Conservation of Habitats and Species Regulations 2017

Assessment
The following matters are considered in the assessment below —

. Principle of development

. Impact upon the character and appearance of the area

. Impact upon residential amenity

. Impact upon highway safety

. Other matters (including climate change and biodiversity)
. Representations

. Conclusion

OO WNEER

1 - Principle of Development

1.1Sustainable Development

NPPF Paragraph 11 and Policy LP1 of the Kirklees Local Plan outline a
presumption in favour of sustainable development. Paragraph 8 of the NPPF
identifies the dimensions of sustainable development as economic, social and
environmental (which includes design considerations). It states that these
facets are mutually dependent and should not be undertaken in isolation.

The dimensions of sustainable development will be considered throughout the
proposal.

Paragraph 11 concludes that the presumption in favour of sustainable
development does not apply where specific policies in the NPPF indicate
development should be restricted. This too will be explored.

Policy LP1 of the Kirklees Local Plan (KLP) states that when considering
development proposals, the Council will take a positive approach that reflects
the presumption in favour of sustainable development contained in the National
Planning Policy Framework. LP1 goes on further to stating that:



The Council will always work pro-actively with applicants jointly to find solutions
which mean that the proposal can be approved wherever possible, and to
secure development that improves the economic, social and environmental
conditions in the area.

Policy LP2 of the KLP sets out that all development proposals should seek to
build on the strengths, opportunities and help address challenges identified in
the Local Plan. Policy LP24 of the KLP is relevant and states that “good design
should be at the core of all proposals in the district”.

1.2 Land Allocation (Green Belt)

The site is allocated as Green Belt on the Kirklees Local Plan. The NPPF
identifies that the fundamental aim of Green Belt policy is to prevent urban
sprawl by keeping land permanently open. The NPPF also identifies five
purposes of the Green Belt. Paragraph 147 of the NPPF states that
inappropriate development should not be approved except in ‘very special
circumstances.

Paragraphs 149 and 150 of the NPPF set out that certain forms of development
are exceptions to ‘inappropriate development’. Paragraph 149 sets out that the
extension or alteration of a building could be appropriate provided it does not
result in disproportionate additions over and above the size of the original
building. Policy LP57 of the Kirklees Local Plan is consistent with advice within
the NPPF.

Policy LP57 of the Local Plan relates to the extension, alteration and
replacement of existing buildings in the Green Belt. In the case of extensions
(including outbuildings which can be deemed as extensions due to their
proximity and association with the host building), it notes that these will be
acceptable provided that the original building remains the dominant element
both in terms of size and overall appearance. Policy LP57 also outlines that
such development should not result in a greater impact on openness in terms
of the treatment of outdoor areas, including hard standing, curtilages and
enclosures and means of access. Further to this, Policy LP57 states that with
such development, the design and materials should have regard to relevant
design policies to ensure that the resultant development does not materially
detract from its Green Belt setting.

1.3 Is the development inappropriate in the Green Belt?

The NPPF identifies that the fundamental aim of Green Belt policy is to prevent
urban sprawl by keeping land permanently open. The NPPF also identifies five
purposes of the Green Belt, the most relevant in this case being to assist in
safeguarding the countryside from encroachment. Paragraph 147 of the NPPF
states that inappropriate development should not be approved except in very
special circumstances. Certain forms of development are exceptions to
‘inappropriate development’. These are set out within paragraphs 149 and 150
of the NPPF.



The construction of new buildings is regarded as inappropriate development in
the Green Belt. Within paragraph 149, one of the exceptions to this is the
extension or alterations of a building providing that this does not result in
disproportionate additions over and above the size of the original buildings.

The proposed front porch would be 7sgm, measuring 2.8 metres by 2.5 metres.
The extension would be single storey in size and would not be visible from the
highway. Given the minimal addition the extension would represent to the
dwelling, it is concluded that the extension would not constitute a
disproportionate addition and meets the requirements of Paragraph 149 of the
NPPF and policy LP57 of the Kirklees Local Plan.

2 —Impact on character and appearance of the area

The NPPF offers guidance relating to design in Chapter 12 (achieving well
designed places) whereby Paragraph 126 provides a principal consideration
concerning design which states:

“The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve.
Good design is a key aspect of sustainable development, creates better places
in which to live and work and helps make development acceptable to
communities.”

Kirklees Local Plan Policies LP1, LP2 and significantly LP24 all also seek to
achieve good quality, visually attractive, sustainable design to correspond with
the scale of development in the local area, thus retaining a sense of local
identity.

Policy LP24 states that proposals should promote good design by ensuring:

“a. the form, scale, layout and details of all development respects and enhances
the character of the townscape...” and “c. extensions are subservient to the
original building, are in keeping with the existing buildings in terms of scale,
materials and details...”

Key Design Principles 1 and 2 of the Council’s adopted House Extensions and
Alterations Supplementary Planning Document (SPD) seek to ensure
development is subservient to the host property and in keeping with the
character of the locality.

Section 5 of the House Extensions and Alterations SPD provides advice for
specific extensions and alterations. Section 5.14 relates specifically to front
extensions and provides the following guidance:

5.14 Single storey extensions on the front of a house and two-storey or first
floor front extensions are usually unacceptable due to the impact on the
character of the area and visual amenity and will not normally be permitted
unless:



e The house is set well back from the pavement or is well screened; and
e The extension is small, subservient to the original building, well-
designed and would not harm the character of the original house or the

area; and

e The materials and design match the existing features of the original
house; and

e The extension would not unreasonably affect the neighbouring
properties

The proposed extension would be set back from the highway due to the location
and positioning of the dwelling. The extension is small in nature and would not
represent a large addition to the front of the dwelling when considered in the
context of the size / scale of the existing building.

The materials to be used within the construction of the extension would match
those used in for the host dwelling, which keeps consistently with buildings on
the site and considered to be good quality design. A condition would be
appended to any grant of permission which required the conditions to match
those of the existing dwelling.

In conclusion, the proposals are considered to be appropriate in size, scale and
design and that they would not appear incongruous in the general context of
this site. Subject to condition, the proposals therefore accord with LP24 and
LP57 of the Kirklees Local Plan, Policies 1 and 2 of the Holme Valley
Neighbourhood Plan and policies within Chapter 12 of the National Planning
Policy Framework.

3 — Impact on residential amenity
Section B and C of LP24 states that alterations to existing buildings should:

“...maintain appropriate distances between buildings’ and ‘...minimise impact
on residential amenity of future and neighbouring occupiers.”

Further to this, Paragraph 130 of the National Planning Policy Framework
states that planning decisions should ensure that developments have a high
standard of amenity for existing and future users.

The House Extensions and Alterations SPD sets out a number of designs
principles which will need to be considered when assessing a proposal’s impact
on residential amenity, which state:

e Principle 3 — that: “extensions and alterations should be designed to
achieve reasonable levels of privacy for both inhabitants, future
occupants, and neighbours.”

e Principle 4 —that: “extensions and alterations should consider the design
and layout of habitable and non-habitable rooms to reduce conflict
between neighbouring properties relating to privacy, light, and outlook.”



e Principle 5 —that: “extensions and alterations should not adversely affect
the amount of natural light presently enjoyed by a neighbouring
property.”

e Principle 6 — that: “extensions and alterations should not unduly reduce
the outlook from a neighbouring property.”

e Principle 7 — that: “extensions and alterations should ensure an
appropriately sized and useable area of private outdoor space is
retained. Normally at least half the garden area should be retained as
part of the proposals.”

The impact of the development on each of the surrounding properties will be
assessed in turn.

Impact on 1B Lamma Well Road.

1B Lamma Well Road is the adjoined semi-detached dwelling to the host
dwelling of the application site located to the north. Due to the extension’s
location within the site, height and scale, officers deem the proposal to not have
any impact upon this neighbouring dwelling.

Impact on Lamma Wells Farm and Lamma Wells Cottage

Lamma Wells Farm and Lamma Wells Cottage are dwellings located to the
south of the application site. Due to a large separation distance of 53 metres, it
is considered that the proposed extension would not have any residential
amenity impacts upon these neighbouring properties.

Principle 7 seeks to maintain adequate outdoor space to ensure a dwelling has
sufficient amenity space for the current and future occupiers. Whilst the porch
would utilise outdoor space, there is large amount of outdoor space retained
which can be used by current and potential future occupants.

Overall, it is considered that the impact on amenity is acceptable and therefore
the proposal is considered to comply with LP24 of the Kirklees Local Plan and
the aims of the Council’s House Extension and Alterations SPD and Policy 2 of
the HYNDP

4 — Impact on Highway Safety

Policies LP21 and LP22 of the Kirklees Local Plan and Policies within Chapter
9 of the NPPF relate to access and highway safety and are considered to be
relevant to the consideration of this application. The Council’s adopted Highway
Design Guide and Key Design Principle 15 of the Council’s adopted House
Extensions and Alterations SPD which seek to ensure acceptable levels of off-
street parking are retained are also considered to be of relevance.

The proposed extension would not serve as a bedroom and no further
bedrooms would be created on site, resulting in the number of potential



occupants being the same as current levels. The front porch would not utilise
space which is currently used for vehicles to park. There are no [proposed
changes to vehicles access within the site. The extension is considered to be
acceptable in relation to highway safety.

It is considered that waste storage and collection arrangements would remain
as existing, and that the proposal would also be in accordance with Principle
16 of the House Extensions and Alterations SPD too.

It is therefore considered that in terms of access and highway safety / parking
the proposal would comply with Policies LP21 and LP22 of the Kirklees Local
Plan, Principles 15 and 16 of the House Extensions and Alterations SPD and
Chapter 9 of the National Planning Policy Framework.

5 — Other matters/Climate Change

Climate Change

On 12th November 2019, the Council adopted a target for achieving ‘net zero’
carbon emissions by 2038, with an accompanying carbon budget set by the
Tyndall Centre for Climate Change Research. National Planning Policy
includes a requirement to promote carbon reduction and enhance resilience to
climate change through the planning system and these principles have been
incorporated into the formulation of Local Plan policies. The Local Plan
predates the declaration of a climate emergency and the net zero carbon target,
however it includes a series of policies which are used to assess the suitability
of planning applications in the context of climate change. When determining
planning applications, the Council will use the relevant Local Plan policies and
guidance documents to embed the climate change agenda.

Principles 8-11 of the House Extensions and Alterations SPD also relate to
combatting climate change and they state the following:

e Principle 8 (Energy Efficiency): Extensions and alterations should, where
practicable, maximise energy efficiency.

e Principle 9 (Construction Materials): Extensions and alterations should
seek to use innovative construction materials and techniques, including
reclaimed and recycled materials where possible.

e Principle 10 (Renewable Energy): Extensions and alterations should
consider the use of renewable energy.

e Principle 11 (Water Retention): Extensions and alterations should
consider designing water retention into the proposals.

o

Considering the modest nature of the proposed development, it is considered
that the proposed development would not have an impact on climate change
that needs mitigation to address the climate change emergency.

Biodiversity



Chapter 15 of the NPPF relates to conserving and enhancing the Natural
Environment. Paragraph 179 of the NPPF outlines that decisions should
promote the protection and recovery of priority species and identify and pursue
opportunities for securing net gains for biodiversity. Paragraph 180 goes on to
note that if significant harm to biodiversity resulting from development cannot
be avoided, adequately mitigated, or, as a last resort, compensated for, then
planning permission should be refused.

Policy LP30 of the Kirklees Local Plan echoes the NPPF in respect of
biodiversity. Policy LP30 outlines that development proposals should minimise
impacts on biodiversity and provide net biodiversity gains through good design
by incorporating biodiversity enhancements and habitat creation where
opportunities exist. Given the nature of the proposal, this being a modest front
balcony, it is not considered reasonable to request biodiversity enhancements
in this case

6 — Representations:
Holme Valley Parish Council — Support
7 — Conclusion:
The NPPF has introduced a presumption in favour of sustainable development.
The policies set out in the NPPF taken as a whole constitute the Government’s
view of what sustainable development means in practice.
This application has been assessed against relevant policies in the
development plan and other material considerations. It is considered that the
proposed development would constitute sustainable development and is
therefore recommended for approval.
Recommendation APPROVE
Decision Authorisation - Delegated Powers
Application Number: 2023/92468
Officer Recommendation: Conditionally Approve
Conditions
1. The development hereby permitted shall be begun within three years of
the date of this permission.
Reason: Pursuant to the requirements of Section 91 of the Town and
Country Planning Act 1990 (as amended).
2. The development hereby permitted shall be carried out in complete
accordance with the plans and specifications listed in this decision

notice, except as may be specified in the conditions attached to this
permission, which shall in all cases take precedence.



Reason: For the avoidance of doubt as to what is being permitted and
SO0 as to ensure the satisfactory appearance of the development on
completion, and to accord with Policies LP1, LP2, LP21, LP22, LP24,
LP30, LP51 and LP57 of the Kirklees Local Plan, Principles 1-17 of the
Council’'s adopted House Extensions and Alterations SPD and policies
within Chapters 2, 4, 9, 12, 14, Policies 1, 2, 12 and 13 of the Holme
Valley Neighbourhood Development Plan and policies within Chapters
2, 12 13 and 15 of the National Planning Policy Framework.

3. The external walls and roofing materials of the extension hereby

approved shall in all respects match those used in the construction of
the existing building and retained thereafter.
Reason: In the interests of visual amenity and in accordance with
Policies LP01, LP02, LP24 and LP57 of the Kirklees Local Plan,
Principles 1 and 2 the Council’'s adopted House Extensions and
Alterations Supplementary Planning Document, Policies 1 and 2 of the
Holme Valley Neighbourhood Development Plan and policies within
Chapters 12 & 13 of the National Planning Policy Framework

Plans and specifications schedule: -

Plan Type Reference Version Date Received
General 23026D-03-P01 | PO1 22 August 2023
Arrangement -
Existing and
proposed

Justification 17 August 2023
Statement
Climate Change 17 August 2023
Statement

Pursuant to article 35 (2) of the Town and Country Planning (Development
Management Procedure) Order 2015 and guidance in the National Planning
Policy Framework, the Local Authority have, where possible, made a
preapplication advice service available, complied with the Kirklees
Development Management Charter 2015 and otherwise actively engaged with
the applicant in dealing with the application. No amendments have been sought
in this instance as the proposals were considered to be acceptable upon
submission.

Report Dated: 28/09/2023

Coal — Low



