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Officer Report

Site Description

Former Lloyds Bank, 22, Carr Lane, Slaithwaite, Huddersfield, HD7 5AN

The application site relates to a single storey (with space within the basement)
stone-built building which was previously occupied and operated by Lloyds
Bank. This building is now vacant and has been since 26" January 2023, as
outlined within the submitted application forms. The building is located
between Lewisham Road and Carr Lane in Slaithwaite.

To the north of the application site is a row of residential properties, as well as
‘The Co-op’, to the south, east and west are a mix of residential and
commercial properties.

The application site is located within Slaithwaite Conservation Area and is
located directly adjacent to a pair of Grade 1l Listed Buildings.

Description of Proposal

The application seeks planning permission for external alterations to former
bank building to form restaurant and installation of extract ventilation system
(class Eb) (within a Conservation Area).

External alterations include:

e EXxisting coping stone is to be removed and the parapet wall elevated to
conceal the proposed extraction units (South-west & North-west
elevations).

e Traditional wrought iron fencing is to be installed to the roof to conceal
the proposed extraction system, with an acoustic screen behind.

e Low level extraction system to be installed on the roof.

e Careful removal and relocation of existing sill to window on south-east
elevation (North-east elevation).

e The provision of a new accessible toilet to the rear of the building.

e Low level wall and railings to be installed to the front of the building to
match existing boundary treatments, to conceal proposed bin store
area.

e Installation of new chimney with original detailing to conceal extraction
unit.

e Existing cash machine is to be removed and new sill to be formed
using existing sill from doorway on the north-eastern elevation (South-
east elevation).

e An outdoor seating area is also to be created on the eastern side of the
building.



Internally, alterations are to be made to facilitate the proposed change of use
from bank to restaurant.

As outlined within the submitted Application Forms, the hours of opening are:
Monday to Friday: 16:00-21:00pm

Saturday: 12:00-22:00pm

Sunday/Bank Holidays: 12:00-21:00pm

The proposals will also include 5 full time staff and 15 part-time staff
members.

No off-street parking is proposed.

History of neqgotiations/amendments received

Several amendments/alterations have been requested throughout the course
of this application, these include removal of the originally proposed takeaway
element due to highway concerns, further details on bin storage, alterations to
the overall design of the scheme and the submission of an odour risk
assessment and noise mitigation measures.

Relevant Planning History

2012/93929 — Erection of illuminated and non-illuminated signs (within a
Conservation Area). Approved 18™ February 2013.

2012/92509 — Formation of access ramp (within a Conservation Area).
Approved 11" October 2012.

2011/92929 - Formation of external ramp with associated work for
disabled/ambulant customers (within a Conservation Area). Approved 2"
March 2012.

2011/91698 — Installation of external access ramp with associated work for
disabled/ambulant customers (within a Conservation Area). Withdrawn 18"
October 2011.

2009/92884 — Installation of 4 ground mounted, external air conditioning
condensers (within a Conservation Area). Approved 215 January 2010.

2007/90370 — Erection of 1 no. externally illuminated projecting sign (within a
Conservation Area). Approved 19" March 2007.

2006/95107 — Erection of one internally illuminated projecting sign (within a
Conservation Area). Refused 3" January 2007.

2003/93595 — Alterations to provide level access (within a Conservation
Area). Approved 7™ October 2003.



2003/90965 — Erection of internal illuminated light box sign (within a
Conservation Area). Approved 29™ April 2003.

2000/93012 - Installation of satellite dish (within a Conservation Area).
Approved 5" December 2000.

98/92274 — Installation of cash point (ATM)(within a Conservation Area).
Approved 215t September 1998.

Representations

Final publicity date expires:

Neighbour Letters — Expired 29" December 2023.
Press Notice — Expired 315t December 2023.

Site Notice — Expired 7" January 2024.

6 objections have been received (although it is noted that 2 of these are from
the same objector, and 2 are ‘doubled up’ comments — therefore a total of 4
representations have been received); comments are summarised below.

e The submitted application forms state that there are no trees or hedges
on the proposed site — this is incorrect there is a green area situated on
the corner of the plot that includes a mature holly tree and other
bushes and hedges, these are a haven for birds and other wildlife and
would be removed to accommodate the outside seating.

Officer note: Noted. However, given their size, type and location the removal
of this planting is not considered to be detrimental. It is also noted that new
planting is shown to be proposed within the outside seating area, and should
planning permission be granted, a condition requiring the implementation of
this planting will be attached to a decision notice.

e Concerns in respect of excessive noise, smoke and smells arising from
the extractor fans that will not be limited to opening hours only.

Officer note: Noted. The Council’'s Environmental Health team have been
consulted on the proposals; their comments can be found under the
consultation responses section of this report.

e Concerns that the proposed extraction unit will have a visual impact on
the Conservation Area.

Officer note: Noted. This is discussed in more detail within the visual amenity
section of this report.



e The proposed outside seating area and raising of the external wall and
black railings will have an adverse impact on the character of the
building, in what is in a Conservation Area.

Officer note: Noted. This is discussed in more detail within the visual amenity
and heritage sections of this report.

e Concerns in respect of noise pollution from the proposed outside
seating areas.

Officer note: Noted. The Council’'s Environmental Health team have been
consulted on the proposals; their comments can be found under the
consultation responses section of this report.

e Concerns in respect of an increase in litter and anti-social behaviour.

Officer note: Noted. The Council’'s Waste Strategy and Environmental Health
teams were consulted on the proposals and raised no concerns in respect of
increased litter. In respect of anti-social behaviour, it is not anticipated that a
restaurant would result in an increase of such activity. The Council’s
Designing out Crime Officer has also chosen to not comment on the
proposals and therefore this is not considered to be an issue on this occasion.

e The proposed application will see a significant increase in the amount
of traffic, with no provision for car parking where parking is already at a
premium.
Officer note: Noted. The Council’s Highways Officers have been consulted
on the proposals, their comments can be found within the consultation
responses and highway safety sections of this report.
e The area allocated for bin storage is not big enough.
Officer note: Noted. The Council's Waste Strategy team have been
consulted on the proposals; their comments can be found within the
consultation responses section of this report.

e The proposed alterations shown in the amended plans do not
overcome previous concerns raised.

Officer note: Noted.
1 comment has also been received; this is summarised below.

e Concerns in respect of odour pollution and how this will be managed.
Officer note: Noted. The Council’'s Environmental Health team have been

consulted on the proposals; their comments can be found under the
consultation responses section of this report.



e The proposals will increase the frequency of traffic in the area where
parking is already a premium.

Officer note: Noted. The Council’'s Highways Officers have been consulted
on the proposals, their comments can be found within the consultation
responses and highway safety sections of this report.

e Concerns in respect of highway safety.

Officer note: Noted. The Council’s Highways Officers have been consulted
on the proposals, their comments can be found within the consultation
responses and highway safety sections of this report.

e Drain cleaning in the village is a huge concern. Surface water cannot
escape via drains on Lewisham Road, how will these drains be
affected by the proposed increase in use?

Officer note: Within the submitted application forms it is stated that the
surface water is to be disposed of via an existing water course — the main
sewer. This is considered to be acceptable however, if there are concerns
about the cleaning of drains within this area it is recommended that the
Council’s LLFA team are contacted as this would fall outside the remit of this
planning application.

e The village have lost the convenience and services of Lloyds Bank
since its closure and rely on services provided by the Post Office.

Officer note: Noted.

3 letters in support of the application have been received, these comments
are summarised below.

e The proposals will enhance the amenities in the village and increase
the choice for residents and tourists.

e In these difficult times there are few people trying to invest in our
villages, the creation of jobs and improvement of village facilities and
business facades is vital to keep our villages moving forward.

e Comments with regard to there being no bank are irrelevant as the
bank has already closed.

e Look forward to seeing them bring the building back to life.

e The smell of cooking will be at an absolute minimum due to modern
standards and requirements around modern ventilation/extraction
systems.

e The use of local produce and employing local people should be
applauded.

Officer note: The application has been advertised by site notice and press
notice in line with the legal statutory publicity requirements, as set out at Table
1 in the Kirklees Development Management Chater. This is due to the site



being within Slaithwaite Conservation Area, adjacent to Grade Il Listed
Buildings to the west.

Consultation Responses

KC Conservation & Design (Informal) — Comments received 11" January
2024. C&D officers do not support the raising of the existing boundary wall
which separates the outside dining area and properties on Lewisham Road
due to the sites prominent and open location. Further details were also
requested in respect of the proposed door (leading to the outside seating
area), with the retention of the transom and well as how the stone cill will be
removed and carefully reinstated on the front elevation. Officers also do not
support the alterations proposed to the boundary wall behind the proposed
accessible W.C, the existing iron railings should be retained to ensure the
character and setting of the building is not diluted. A section plan is requested
of the proposed accessible toilet, as it is not currently clear on the proposed
design of the structure. A flat roof design is welcomed. Finally, further
details/images were required of what the proposed black iron fencing will be
as more contemporary railings are provided to the front of the building,
whereas officers would wish to see any proposed railings to match the more
traditionally designed fencing that lines Lewisham Road.

Officer note: Following receipt of the above amended information and details,
C&D Officers confirmed that they deemed the proposals to be acceptable.

KC Waste Strategy (Informal) — Comments received 2" January 2024. If the
operation of the business is to be the same as the existing Rumpus site, then
the proposed bin store will not be big enough. The bin store should also be
screened and if counted as a takeaway, details should be provided within the
application about waste as per the Takeaway SPD.

Officer note: Following amendments during the course of the application the
applicant has now provided a screened bin store area and removed the
takeaway element of the scheme and therefore the proposals do not need to
be assessed against the Council’s Hot Food Takeaway SPD on this occasion.

KC Highways Development Management — Comments received 17%
January 2024. As submitted Highways Officers do not consider the proposals
to provide enough information for them to be acceptable to Highways.
Clarification on both deliveries and collections and waste collections to and
from the restaurant and takeaway is required.

Officer note: Following receipt of a Technical Note, Highways Officer
consider the additional information to be acceptable and therefore do not
object to this element of the proposal. With regard to the takeaway element,
Officers disagree with the assumptions made within the Technical Note in
relation to the trips previously generated by the bank and ATM machine.
Noting that, as expected the majority of people using the ATM would have
combined the trip with others when visiting the town centre and would not be
making a specific trip to use the ATM machine as they would be doing if they



are collecting a takeaway meal. Highway Officers consider the takeaway
element of the proposal would significantly increase the number of car borne
visits to the site that require short term parking. Bearing in mind that the roads
surrounding the premises have a mix of Traffic Regulation Orders restricting
parking and there is a zebra crossing outside the front of the premises, there
is no clear area for anyone to stop to visit this premises to quickly collect a
takeaway thereby leading to a potential abuse of the existing restrictions. As
a result, Officers still consider that the takeaway element of the proposal
would have an unacceptable adverse impact on highway efficiency and safety
and this element of the proposal would need to be removed from the
application to make it acceptable on Highway safety grounds. This view was
still maintained following a site visit (7" May 2024) with the applicant’s agent.

KC Environmental Health — Comments received 30" November 2023. No
objections although it is noted that prior to determination of the application
additional information is required in the form of a risk assessment for odour,
details of the proposed methods of odour control, proposed location of all
major components of the extract system, noise mitigation measures and an
ongoing maintenance schedule. Officers note that if odour levels predicted in
the report are unacceptable, it may be necessary to refuse the application.
Otherwise, it may be necessary to specify mitigation measures as conditions
of consent. Further conditions and informatives are recommended in respect
of the kitchen extract scheme, food safety, pollution prevention and
construction working times.

Officer note: Following receipt of the above comments, the applicant’s agent
sought to submit a Noise Assessment authored by DRUK Limited dated 25
March 2024 Ref DRUK/ACC/RS/FGRBRCLS/3260 v3. The Council's ENVH
team assessed this report and consider the findings to be acceptable.
Conditions are recommended for the implementation of the mitigation
measures along with a Noise Management Plan to prevent a loss of amenity
to neighbouring occupiers. All previous non-noise conditions should also be
imposed.

Parish/Town Council

N/A.

Local Ward Members

Councillor Mcarthy contacted Officers on the 24" Nov 2023 stating that:

‘I am writing in regard to planning application 2023/93076, at the former
Lloyds Bank site in Slaithwaite. | have some concerns regarding parking. The
applicant has existing premises in the village on Church Street and there are
significant parking problems caused by the site, with double parking on both
sides of the street blocking both pedestrians and vehicles. Parking issues
should be properly addressed in the application - particularly on Carr Lane
and Lewisham Road'’.



Officer note: The above concerns are noted, and the Council’s Highways
Officers have been consulted on the proposals. Their comments can be found
within the consultation responses and highway safety sections of this report.

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 27t
February 2019).

The application site is located within Slaithwaite Conservation Area, Bat Alert
Area, Strategic Green Infrastructure Network, and Slaithwaite District Centre.
It is also important to note that there are Grade Il Listed Buildings located to
the west.

Kirklees Local Plan (LP):

LP1 — Presumption in favour of sustainable development
LP2 — Place shaping

LP3 — Location of new development

LP7 — Efficient and effective use of land and buildings
LP13 — Town Centre Uses

LP16 — Food and Drink and the Evening Economy

LP21 — Highway safety and access

LP22 — Parking

LP24 — Design

LP26 — Renewable and Low Carbon Energy

LP28 — Drainage

LP30 — Biodiversity and Geodiversity

LP31 — Strategic Green Infrastructure Network

LP33 — Trees

LP35 — Historic Environment

LP51 — Protection and improvement of local air quality
LP52 — Protection and improvement of environmental quality

Other Guidance Documents:

e Kirklees Highways Design Guide (2019)

e Kirklees Waste Management Design Guide for New Developments
(2020)

e Kirklees Climate Change Guidance for Planning Applications (2021)

National Polices and Guidance:
National planning policy and guidance is set out in National Policy

Statements, primarily the National Planning Policy Framework (NPPF)
updated 20" December 2023, the Planning Practice Guidance Suite (PPGS)



first launched 6" 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. Most specifically in this instance,
the below chapters are of most relevance:

o Chapter 2 — Achieving sustainable development
o Chapter 4 — Decision-making
o Chapter 6 — Building a strong, competitive economy

Chapter 7 — Ensuring the vitality of town centres

o Chapter 9 — Promoting sustainable transport

o Chapter 11 — Making effective use of land

o Chapter 12 — Achieving well-designed places

o Chapter 14 — Meeting the challenge of climate change, flooding and
coastal change

o Chapter 15 — Conserving and enhancing the natural environment

o Chapter 16 — Conserving and enhancing the historic environment

Summary of Principal Planning Issues

The following matters are considered in the assessment below -
1) Principle of development
1) Impact on visual amenity
2) Impact of the proposed development upon the privacy and amenity of
neighbouring properties
3) Impact on highway safety
4) Other matters
5) Conclusion

1 - Principle of Development:
1.1 — Sustainable Development

NPPF paragraph 11 and LP1 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
this 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.

1.2 — Town Centre Uses

In this case, Policy LP13 of the Kirklees Local Plan is relevant, this is due to
the proposals seeking to convert a former bank to a restaurant within



Slaithwaite District Centre. The requirements of Policy LP13 are that District
Centres are to provide a range of shopping for everyday needs and serving
specialist markets, whilst also being the local focus for basic financial
services, food and drink, entertainment, leisure and tourist facilities and health
services.

The proposals as submitted, would maintain a commercial use at the
application site and is deemed to be of a scale that is appropriate for a District
Centre. In addition, the proposed change of use will bring back into use a
currently vacant building, ensuring its continued use.

Local Plan Policy LP16 refers to Food and Drink uses and the evening
economy. This policy states that proposals for food and drink, licensed
entertainment uses and associated proposals will be supported, provided they
are located within a defined centre, and subject to ensuring the concentration
of food and drink and licensed entertainment uses are not located in a
particular centre or part of a centre, where they would result in harm to the
character, function, vitality and viability of the centre, either individually or
cumulatively.

In this instance the host building is located within a defined District Centre and
would be in the same Use Class as the former bank which previously
occupied the unit. As planning permission is not needed for a change of use
from one use to another within the same Class, as it is not considered to be
‘development’, this change could have been undertaken without the need for
a planning application. However, given the alterations proposed and that the
original submission sought the provision of a hot food takeaway, this route
has not been undertaken on this occasion. Nevertheless, given this
conclusion, it is not considered reasonable that a full assessment on the food
and drink uses within the area is required, and Officers therefore deemed the
proposals to be acceptable in principle.

2 —Impact on Visual Amenity and Heritage Assets

The NPPF offers guidance relating to design in Chapter 12 (achieving well
designed places) whereby paragraph 131 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”.

Paragraph 135 of the NPPF is of relevance, in particular the following parts: -
‘) Planning policies and decisions should ensure that developments are

visually attractive as a result of good architecture, layout and appropriate and
effective landscaping.



c) Planning policies and decisions should ensure that developments are
sympathetic to local character and history, including the surrounding built
environment and landscape setting, whilst not preventing or discouraging
appropriate innovation or change’.

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 the development in the local area, thus retaining a sense of local
identity.

LP24 states that all proposals should promote good design by ensuring the
following:

‘a. the form, scale, layout and details of all development respects and
enhances the character of the townscape, heritage assets and landscape...

Cc. extensions are subservient to the original building, are in keeping with the
existing buildings in terms of scale, materials and details...”.

The application seeks planning permission for external alterations to former
bank building to form restaurant and installation of extract ventilation system
(class Eb).

External alterations include:

e EXxisting coping stone is to be removed and the parapet wall elevated to
conceal the proposed extraction units (South-west & North-west
elevations).

e Traditional wrought iron fencing is to be installed to the roof to conceal
the proposed extraction system, with an acoustic screen behind.

e Low level extraction system to be installed on the roof.

e Careful removal and relocation of existing sill to window on south-east
elevation (North-east elevation).

e A new accessible toilet is proposed to the rear of the building.

e Low level wall and railings to be installed to the front of the building to
match existing boundary treatments, to conceal proposed bin store
area.

e Installation of new chimney with original detailing to conceal extraction
unit.

e Existing cash machine is to be removed and new sill to be formed
using existing sill from doorway on the north-eastern elevation (South-
east elevation).

e An outdoor seating area is also to be created on the eastern side of the
building.

Internally, alterations are to be made to facilitate the proposed change of use
from bank to restaurant.

In terms of the above external alterations, the proposed accessible toilet to
the rear is to measure approximately 1.9m x 0.9m, with a height of 2.5m. The



structure is to have a flat roof and be simple in design, slotting within the
space to the rear of the building to provide an accessible W.C within the
building. Officers consider the overall scale and size of the alteration to be
acceptable, and suitable for the space in which it is to occupy. Furthermore,
the proposed flat roof design is reflective of existing extensions on the building
and therefore is deemed to be appropriate.

In terms of materials, the submitted application forms propose to use Local
Sandstone to match the existing building. A pressed metal/GRP/single ply
membrane is also proposed to the roof of the proposed accessible toilet.
Officers consider these materials to be suitable but deem it reasonable to
include a condition which requires samples of these materials to be submitted
for approval by the LPA, prior to their use.

The proposals also seek to erect a new chimney stack on the north-western
portion of the building. This chimney stack is to have original detailing to
reflect the existing chimney stack on the host building and will provide some
screening of the extraction duct which is to be installed.

A low-level extraction unit is proposed to be located on the flat roof extension
to the rear of the existing building. To conceal some of this structure the
applicant seeks to erect traditional wrought iron fencing with an acoustic
screen behind, measuring approx. 1m in height. The existing parapet wall
which bounds the flat roof extension will also be raised in height by
approximately 0.7m. These additions, subject to conditions relating to the
walling materials, and that the iron fencing is to be of traditional design and
black in colour, are considered to be acceptable in this location, and
sympathetic to both the host building and heritage assets.

In addition to the above, traditional wrought iron railings are also proposed to
the front of the site to help conceal the proposed bin storage area, again, this
design and their colour are to be conditioned as outlined above and are
considered to be suitable in this location.

Finally, in terms of the proposed installation of a new door on the north-
eastern side of the building, this is to be of a similar size and design to the
existing front door of the building, with works carefully taken to remove and
relocate the existing sill to a window on the south-east elevation. This element
of the proposals is considered to be acceptable.

Taking the above into account, and subject to conditions, the development is
therefore concluded to accord with Policies LP1, LP2 and LP24 of the Kirklees
Local Plan and Chapter 12 of the National Planning Policy Framework.

Heritage Assets

The site is situated within Slaithwaite Conservation Area and therefore
Section 72(1) of the Town & Country Planning (Listed Buildings and
Conservation Areas) Act 1990 requires Local Planning Authority to pay



special attention to the desirability of preserving or enhancing the character of
appearance of Conservation Areas.

In addition to the above, the application site is located adjacent to Grade Il
Listed Buildings, and therefore Section 66(2) of The Planning (Listed
Buildings and Conservation Areas) Act 1990 (as amended) is also relevant.
Section 66 states that: “In considering whether to grant planning permission
for the local planning authority shall have special regard to the desirability of
preserving the building or its setting or any features of special architectural or
historic interest which it possesses.”

Listed Buildings are designated heritage assets and Chapter 16 of the NPPF
states that: “Local planning authorities should identify and assess the
particular significance of any heritage asset that may be affected by a
proposal (including by development affecting the setting of a heritage asset)
taking account of the available evidence and any necessary expertise.”
Chapter 16 of the NPPF goes on to state that: “When considering the impact
of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be). This is irrespective of
whether any potential harm amounts to substantial harm, total loss or less
than substantial harm to its significance.”

Paragraph 206 of the NPPF goes on to state that: “Any harm to, or loss of, the
significance of a designated heritage asset (from its alteration or destruction,
or from development within its setting), should require clear and convincing
Justification.”

Paragraph 208 of the NPPF states that when a proposed development would
lead to harm, it is necessary to achieve public benefits that outweigh the harm
to the heritage asset.

Policy LP35 of the Kirklees Local Plan echoes this guidance and states that:
“Development proposals affecting a designated heritage asset...should
preserve or enhance the significance of the asset. In cases likely to result in
substantial harm or loss, development will only be permitted where it can be
demonstrated that the proposals would bring substantial public benefits that
clearly outweigh the harm.”

The host property is located within Slaithwaite Conservation Area, adjacent to
Grade Il Listed Buildings to the west.

The submitted Design & Access/Heritage Statement outlines that the
character of the Conservation Area is that of a successful small Victorian town
with a preponderance of vernacular buildings in local loadbearing stone in
walled or ashlar forms under pitched tiled roofs. Windows are typically of the
‘punched-hole’ type with mainly vertical emphasis. The statement goes on to
say that the bank building is somewhat unique to the village. The 1906
building is neoclassical in style with classical detailing throughout, particularly
on the south-east elevation. A more recent extension has also been added to



the rear north-western elevation. The proposed kitchen is to be located in this
area.

Given the nature, location and history of this site the Council’s Conservation &
Design Officer has been informally consulted. Whilst they did originally have
some concerns in respect of the raising of the existing boundary wall which
separates the outside dining area and properties on Lewisham Road due to
the sites prominent and open location, this has now been removed from the
proposals and the existing walling and railings are to be retained. Further
details were also requested in respect of the proposed door (leading to the
outside seating area), with the retention of the transom and well as how the
stone cill will be removed and carefully reinstated on the front elevation,
following the submission of further information and amended plans, Officers
deem these changes to be acceptable.

Given that the proposals are considered to be acceptable and have a
negligible impact on the setting and significance of both the Conservation
Area and adjacent listed buildings, it is not considered necessary to undertake
an assessment of the public benefits that may arise from the proposals.
However, it is noted that the proposed change of use would bring a vacant
building within Slaithwaite District Centre back into use and ensure the
economic use and longevity of the well-established building which is beneficial
to the character and appearance of the conservation area. It is therefore
concluded that subject to conditions, the proposals would result in there being
no harm to the significance or setting of the adjacent Grade Il Listed
Buildings, or character and appearance of the Slaithwaite Conservation Area,
and as such, the proposal meets the requirements of the National Planning
Policy Framework in Chapter 16 and in turn, is compliant with Policy LP35 of
the Kirklees Local Plan and Sections 66(2) and 72(1) of The Planning (Listed
Buildings and Conservation Areas) Act 1990 (as amended).

3- Impact on Residential Amenity

Sections B & C of the Kirklees Local Plan Policy LP24 which 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 135 of the National Planning Policy Framework
states that planning decisions should ensure that developments have a high
standard of amenity for existing and future occupiers.

Neighbouring residential properties with the most potential to be impacted by
the proposals are discussed below.

Impact on no. 2 Lewisham Road

This neighbouring property is located to the west of the application site,
between 0.7 — 1.7m away. As no new windows are proposed within the



western elevation of the host building, Officers have no concerns in respect of
overlooking or the loss of privacy on this occasion. In addition, whilst it is
noted that the existing parapet wall found to the west of the property is to be
increased in height to conceal the proposed extraction units, this would be
minimal and would be viewed against the gable elevation of no. 2, which is set
at a significantly higher ground level than the application site, and therefore
Officers do not consider there to be any concerns in respect of the proposals
appearing overbearing in nature in this location. Although it is acknowledged
that there is a small window within the eastern elevation of no. 2, it is likely
that this relates to a non-habitable room and could still be opened by the
occupiers, therefore Officers have no significant concerns in respect of the
loss of light/ventilation for the occupiers of no. 2.

Impact on no. 1, 3 & 5 Lewisham Road

These neighbouring properties are located to the north of the application site,
approximately 14m away. Whilst it is acknowledged that the proposals will see
the provision of a small structure to the rear to provide an accessible toilet, as
this is to be single storey in height and have a minimal footprint, Officers do
not consider this element of the scheme to appear overbearing or overly
dominant on these adjacent neighbouring properties. The proposed increase
to the rear parapet wall is also considered to have a negligible impact,
alongside the provision of a new chimney stack.

Taking the above into consideration and the separation distances, Officers
have no concerns with regards to overshadowing or the loss of light on this
occasion.

Furthermore, no windows are proposed within the north-western elevation of
the building and therefore there are no concerns with overlooking or loss of
privacy. Whilst Officers note that a new seating area is proposed to the east of
the building, given the separation distances and that this portion of land would
be set at a lower ground level to those properties on Lewisham Road, it is
considered any views would be obscure.

Paragraph 191 of the NPPF, contained within Chapter 15, sets out that
proposals should mitigate and reduce to a minimum potential adverse impacts
resulting from noise from new development. Policy LP52 of the Kirklees Local
Plan seeks to ensure that, amongst other things, the impact from noise for
new development is acceptable.

Policy LP52 is considered to be of relevance and sets out that development
which has the potential to increase pollution from noise must be accompanied
by evidence to show that the impacts have been evaluated and measures
have been incorporated to prevent or reduce the pollution, so as to ensure it
does not reduce the quality of life and well-being of people to an unacceptable
level.

Taking into consideration noise and odour pollution at the site, the Council’s
Environmental Health officers were consulted, they noted that construction



noise can give rise to loss of amenity to neighbouring noise sensitive
receptors, for this reason an informative shall be included, should planning
permission be granted to limit the hours of operation for the site. In addition to
this, conditions and informatives are recommended in respect of noise
emitting from the fixed plan and equipment, implementation of agreed noise
mitigation measures, submission of a noise management plan, details of a
kitchen extract system and pollution prevention. These conditions are
considered to be sufficient mitigation against noise and odour pollution.

In conclusion, taking the above into account and subject to recommended
conditions, it is considered that the proposals would not result in significant
and detrimental impacts on the privacy and amenity of any neighbouring
occupants, complying with Policies LP24 and LP52 of the Kirklees Local Plan
(b) in terms of the amenities of neighbouring properties and Chapters 12 and
15 of the National Planning Policy Framework.

4 - Impact on Highway Safety:

Turning to highway safety, Local Plan Policies LP21 and LP22 are relevant
and seek to ensure that proposals do not have a detrimental impact on
highway safety and provide sufficient parking. Paragraph 115 of the NPPF
states that development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be severe.

The proposals seek permission for external alterations to former bank building
to form restaurant and installation of extract ventilation system (class EDb).
Given the nature of the proposals the Council's Highways team were
consulted, they noted that in principle, a restaurant within the town centre of
Slaithwaite would be acceptable following removal of the originally submitted
takeaway element of the scheme.

As the applicant’s agent has provided requested information in respect of bin
storage and how delivery vehicles will both load and unload at the site within
the submitted Highways Technical Note, Highways Officers consider that the
scheme would not represent any additional harm in terms of highway safety
and as such complies with Local Plan Policies LP21 and LP22 and Chapter 9
of the National Planning Policy Framework

5 - Other Matters:

Drainage

Policy LP28 of the Kirklees Local Plan relates to drainage and is considered
relevant in this case. Chapter 14 of the NPPF is also relevant in terms of
foul/surface water drainage.

It is acknowledged that wastewater from commercial kitchens can contain
fats, oils and grease which unchecked can cause damage to the drainage
network from a buildup of grease, fats and oils. Therefore, the Council’s



Environmental Health Team have requested a condition in order to protect the
drainage network.

Biodiversity and Trees

Chapter 15 of the National Planning Policy Framework is relevant, together
with The Conservation of Habitats and Species Regulations 2017 which
protect, by law, the habitat and animals of certain species including newts,
bats and badgers.

Policy LP30 of the Kirklees Local Plan requires that proposals protect Habitats
and Species of Principal Importance.

Whilst it is acknowledged that the application site is located within the bat alert
layer, the building appears to be well constructed and sealed at the eaves,
therefore it is considered unlikely that roosting bats would be disturbed during
construction works. Nevertheless, should planning permission be approved,
an informative shall be included which advises the applicant on what to do
should roosting bats be found during construction works.

In addition to this, whilst it is acknowledged that there are no TPO’d trees on
site, there are several plants and hedges which are proposed to be removed
under this application and are considered to add to the visual amenity of the
area. Local Plan Policy LP33 is therefore relevant and relates to trees, of
which this policy states that the Council will not recommend approval for
developments which directly or indirectly threaten trees or woodlands of
significant amenity.

Given the above, and that planting is shown to be included within the outdoor
area of the proposed restaurant, it is considered reasonable to include a
condition which requires the submission of planting and landscaping details
prior to the use of the building as a restaurant. This is to ensure that
appropriately placed and managed replacement planting is provided and
sufficiently managed, in the interest of visual amenity, to mitigate against the
removal of existing planting at the site so as to comply with Policies LP24 and
LP33 of the Kirklees Local Plan and Chapters 12 and 15 of the National
Planning Policy Framework.

Taking the above assessment into account, subject to the recommended
conditions, the proposals are considered to accord with policies LP30 and
LP33 of the Kirklees Local Plan and Chapters 12 and 15 of the NPPF.

The submission of the application was at a date that saw the proposal fall
under the small sites exemption in relation to the requirements of Biodiversity
Net Gain legislation.

Climate Change

On 12" 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 pre-
dates 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.

Furthermore, Local Plan Policy LP26 refers to renewable and low carbon
energy and states that: ‘renewable and low carbon energy proposals
(excluding wind) will be supported and planning permission granted where the
following criteria are met:

a. the proposal would not have an unacceptable impact on landscape
character and visual appearance of the local area, including the urban
environment;

b. the proposal would not have either individually or cumulatively an
unacceptable impact on protected species, designated sites of importance for
biodiversity or heritage assets;

c. the statutory protection of any area would not be compromised by the
development;

d. any noise, odour, traffic or other impact of development is mitigated so as
not to cause unacceptable detriment to local amenity;

e. any significant adverse effects of the proposal are mitigated by wider
environmental, social and economic benefits’.

The application is supported by a Climate Change Statement, this Statement
outlines that materials and contractors will be sourced locally where possible,
and that the development will meet the requirements of Part L of Building
Regulations.

Taking the above into consideration, and as the proposals will seek to reuse
an existing and currently vacant building, Officers consider it reasonable to
not require any further information in respect of the Council’s climate change
agenda on this occasion. The proposed development would therefore comply
with Policy LP26 of the Kirklees Local Plan and Chapter 14 of the National
Planning Policy Framework.

There are no other matters for consideration.

6 - 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,
subject to conditions, the proposed development would constitute sustainable
development and is therefore recommended for approval.

Recommendation:

Approve with conditions.

Decision Authorisation - Delegated Powers
Application Number: 2022/93076

Officer Recommendation: Approve.
Conditions and Reasons:

1. The development hereby permitted shall be begun within three years of
the date of this permission.
Reason: To ensure compliance with Section 91 of the Town and
Country Planning Act 1990.

1. The development hereby permitted shall be carried out in complete

accordance with the plans and specifications schedule 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
S0 as to ensure the satisfactory appearance of the development on
completion, and to accord with Policies LP1, LP2, LP3, LP7, LP13,
LP16, LP21, LP22, LP24, LP26, LP28, LP30, LP31, LP33, LP35, LP48,
LP51 and LP52 of the Kirklees Local Plan and Chapters 2, 4, 6, 7, 9,
11, 12, 14, 15 and 16 of the National Planning Policy Framework.

2. The development shall not be brought into use until a scheme to

prevent fats, oils, and grease entering the drainage network serving
commercial food preparation and dish-washing areas has been
submitted to, and approved in writing by, the Local Planning Authority.
The scheme shall be implemented prior to first operation of the
development and shall be retained throughout the lifetime of the
development.
Reason: To ensure the provision of adequate and sustainable systems
of drainage are employed, in the interests of amenity, and
environmental well-being and to comply with policy LP44 of the
Kirklees Local Plan and policies within Chapter 15 of the National
Planning Policy Framework.



3. Notwithstanding the submitted plans, prior to the hereby approved

development being brought into use, details of any replacement
tree/hedge planting and landscaping, including timetable for
implementation, shall be submitted to, and approved in writing by, the
Local Planning Authority. The approved tree/hedge planting and
landscaping scheme shall be implemented in accordance with the
agreed timetable and, from its completion, be maintained for a period
of five years. If, within this period, any tree, shrub or hedge shall die,
become diseased or be removed, it shall be replaced with others of
similar size and species. All areas of soft landscaping approved by this
condition shall be thereafter retained as soft landscaping for the lifetime
of the development.
Reason: So as to ensure appropriately placed and managed
replacement planting is provided and sufficiently managed, in the
interest of visual amenity, to mitigate against the removal of existing
planting at the site so as to comply with Policies LP24 and LP33 of the
Kirklees Local Plan and policies within Chapters 12 and 15 of the
National Planning Policy Framework.

4. The combined noise from any fixed mechanical services and external
plant and equipment shall be effectively controlled so that the
combined rating level of noise from all such equipment does not
exceed the background sound level at any time. “Rating level” and
“background sound level” are as defined in BS 4142:2014+A1:2019.
Reason: To ensure the proposed development does not cause harmful
noise pollution within neighbouring noise sensitive locations, in the
interest of amenity, to comply with the aims and objectives of Policies
LP24 and LP52 of the Kirklees Local Plan and Chapters 12 and 15 of
the National Planning Policy Framework.

5. The development hereby approved shall not be brought into use until

all works which form the sound attenuation measures as specified in
the Noise Assessment authored by DRUK Limited dated 25 March
2024 Ref DRUK/ACC/RS/FGRBRCLS/3260 v3 shall be completed and
thereafter retained.
Reason: To protect the amenity of occupiers of the proposed
development from noise or disturbance from nearby noise generating
premises to accord with the aims of Policies LP24 and LP52 of the
Kirklees Local Plan and Chapters 12 and 15 of the National Planning
Policy Framework.

6. The development hereby approved shall not be brought into use until a
Noise Management Plan has been submitted to, and approved in
writing by, the Local Planning Authority. The plan shall detail the
measures that will be undertaken to effectively control noise arising at
the premises from all likely noise sources so that it does not have an
adverse impact on nearby residents. The plan shall include a scheme
to deal with noise from:

¢ music and other amplified sound at the premises



e Jloud voices from customers at the premises including those at
outside smoking areas and those leaving the premises

e closure of doors

e disposal of glass bottles

e outdoor equipment such as chillers, and air conditioning plant

e deliveries of supplies to the premises and removal for waste from
the premises

The development hereby approved shall not be brought into use until
the approved Noise Management Plan has been fully implemented.
The approved plan shall be retained thereafter.

Reason: To ensure the proposed development does not cause harmful
noise pollution within neighbouring noise sensitive locations, in the
interest of amenity, to comply with Policies LP24 and LP52 of the
Kirklees Local Plan and policies within Chapters 12 and 15 of the
National Planning Policy Framework.

. The development hereby approved shall not be brought into use until
details of a kitchen extract system have been submitted to, and
approved in writing by, the Local Planning Authority. The details shall
provide the following information:

A risk assessment for odour which considers amount and type of food
that will be cooked together with the proposed dispersion of odours and
proximity of receptors likely to be affected by any cooking odours.
Based on the risk assessment, details of the proposed methods of
odour control and dispersion of any extracted odours. The effective
stack height (discharge height plus plume rise) must be high enough to
ensure that adequate dilution takes place before the plume interacts
with the nearest sensitive receptor.

Details showing the proposed location of all the major components of
the extract system.

The proposed ongoing maintenance schedule that will be carried out to
ensure that the extract system continues to effectively control odours
and not cause excessive noise.

The noise mitigation measures that will be incorporated in the extract
system and details of the likely resulting noise levels that will be
caused by operation of the extract system, in particular how loud it will
be at nearby noise sensitive locations. (The applicant must ensure this
aspect of the condition complies with the detail within the Noise
Assessment authored by DRUK Limited dated 25 March 2024 Ref
DRUK/ACC/RS/FGRBRCLS/3260 v3).

The development hereby approved shall not be brought into use until
the approved extract system has been installed in accordance with the
approved details. The extract system shall be retained thereafter.

Reason: To ensure the proposed development does not cause harmful
odour pollution within either a public area or at neighbouring premises
in the interest of amenity, to comply with policies LP24 and LP52 of the



Kirklees Local Plan and policies within Chapters 12 and 15 of the
National Planning Policy Framework.

8. The external materials used within the hereby approved alterations to

the existing parapet walls, provision of accessible toilet, and new
chimney stack shall consist of local sandstone and pressed
metal/GRP/single ply membrane. A scheme of the materials of
construction of the walling stone and roofing materials shall be
submitted to, and approved in writing by, the Local Planning Authority
prior to their use. The development shall thereafter be undertaken in
accordance with the details so approved which shall be retained
thereafter.
Reason: To ensure the satisfactory appearance of the development on
completion and to preserve and enhance the setting of adjacent Listed
Buildings and the Slaithwaite Conservation Area, to accord with
Policies LP24 and LP35 of the Kirklees Local Plan and Chapters 12
and 16 of the National Planning Policy Framework.

9. The wrought iron railings shown to the north-western and southern-

western boundaries, on hereby approved drawing no. 3564 (0-) 05 Rev
B ‘Proposed Elevations’, shall in all respects match existing railings
located along the eastern boundary of the site. The railings shall also
be of a black colour finish to match BS 18-A-14 as shown in the British
Standard Colour Chart.
Reason: In the interests of visual amenity and to preserve and
enhance the setting and significance of the Slaithwaite Conservation
Area and adjacent Listed Buildings, and to accord with Policies LP24
and LP35 of the Kirklees Local Plan and Chapters 12 and 16 of the
National Planning Policy Framework.

NOTE: Due to its location, a bat roost may be present on site. Bats are a
European protected species under regulation 41 of the Conservation of
Habitats and Species Regulations 2010. It is an offence for anyone to
intentionally kill, injure or handle a bat, disturb a roosting bat, or sell or offer a
bat for sale without a license. It is also an offence to damage, destroy or
obstruct access to any place used by bats for shelter, whether they are
present or not. If Bats are found, then contact Natural England.

NOTE: Detailed advice is available in “Control of Odour and Noise from
Commercial Kitchen Exhaust Systems” by EMAQ May 2022 (2" Edition).

NOTE: No construction related noise should be audible beyond the site
boundary outside the hours of:

07.30 to 18.30 hours Mondays to Fridays

08.00 to 13.00 hours, Saturdays

With no construction related noise audible beyond the site boundary on
Sundays or Public Holidays.

Kirklees Council has powers under Section 60 of the Control of Pollution Act
1974 to control noise from construction sites and may serve a notice imposing



requirements on the way in which construction works are to be carried out. It
has additional powers under Sections 80 of the Environmental Protection Act
1990 to prevent statutory nuisance including noise, dust, smoke and artificial
light and must serve an abatement notice when it is satisfied that a statutory
nuisance exists or is likely to occur or recur. Failure to comply with a notice
served using the above-mentioned legislation would be an offence for which
the maximum fine on summary conviction is unlimited.

NOTE: It is recommended that prior to development commencing the
applicant should contact the Food Safety Team of Environmental Services to
arrange an advice visit to discuss food safety and hygiene requirements
including an appropriate layout. The Food Safety team can be contacted on
01484 22100 (ask for food safety) or by email at food.safety@kirklees.gov.uk.

Plans and specifications schedule:-

Plan Type Reference Version Date
Received
Location Plan | - - 17t October
2023
Existing Floor | 3564 (0-)01 - 17t October
Plans 2023
Existing 0356(0-)02 - 17t October
Elevations 2023
Proposed 3564(0-)04 B 27" March
Floor Plans 2024
Proposed 3564(0-)05 B 27" March
Elevations 2024
Existing Site | 3564 (0-)06 - 23
Plan November
2023
Proposed 3564(0-)07 A 27" March
Site Plan 2024
Existing Roof | 3564(0-)08 - 23
Plan November
2023
Proposed 3564(0-)09 A 27" March
Roof Plan 2024
Section AA 3564(SK)10 - 16™" January
2024
Canopies, 19148-001 I 27" March
Duct & Plant 2024
Technical HDC/ENG/0124 FINAL 4 15t February
Note - 2024
Supporting
Information
Design & | 3564 - 23rd
Access/ November
Heritage 2023

Statement -




Supporting

Information

Climate - - 24t October
Change 2023
Statement -

Supporting

Information

Assessment DRUK/ACC/RS/FGRBRCLS/3260 | - 27t March
of the | v3 2024

Emission  of
Noise  from
the Proposed
New Rumpus
Restaurant to
be Location
within the
Former Bank
Premises at
22 Carr Lane,
Slaithwaite -
Supporting

Information

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. Several amendments/alterations
have been requested throughout the course of this application, these include
removal of the originally proposed takeaway element due to highway
concerns, further details on bin storage, alterations to the overall design of the
scheme and the submission of an odour risk assessment and noise mitigation
measures.

Report Dated:

25% June 2024.







