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Officer Report – 2025/90429 
 
Site Description  
 
The application site relates to a detached dwelling which features a flat roof 
section to the south west of the property. To the south of the site is a dwelling 
(no.3 Moorcroft Park Drive) which is directly to the south. The host property is 
set at an oblique angle in relation to no.3. 
 
To the east of the site is open land, to the north and west are dwellings of 
varying type, age and design. Access is taken from the north western 
boundary of the site. 
 
Description of Proposal  
 
The Scheme 
 
The applicant is seeking permission for variation of condition 2 (plans) on 
previous permission 2024/92689 for erection of first floor extension and front 
porch with garage conversion and formation of extra parking space with 
extended dropped kerb. 
 
The variation would see a portion of the front elevation on the first floor be 
faced in render to match parts of the building rather than the originally 
proposed stone to match the existing. 
 
The previous condition read as: 
 
2. The front elevation of the first floor extension to side and the roofs of the 
first floor extension to side and front porch shall in all respects match the 
materials used in the construction of the existing building. The side and rear of 
the first floor extension to side and garage existing building upon which is it 
sited shall be render. The structure of the front porch shall be constructed 
from timber and / or walling materials which in all respects those used in the 
construction of the existing building. The development shall not be brought 
into use until it has been completed in accordance with the materials 
approved by this condition which shall be retained thereafter. 
Reason: In the interests of visual amenity and in accordance with Policies 
LP01, LP02 & LP24 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 Chapter 12 of the National Planning Policy 
Framework. 
 
The proposal seeks to amend the plans approved under the previous 
application. 
 
History of Negotiations / Amendments Received  
 
No amendments have been requested by Officers. 



 
Relevant Planning History  
 
The most relevant planning history relates to the following planning 
applications: 
 
2024/92689 – Erection of first floor extension and front porch with garage 
conversion and formation of extra parking space with extended dropped kerb 
– Conditional Full Permission. 
Representations  
 
Publication of the application has been undertaken in accordance with the 
Council’s Development Management Charter (July 2015).  
 
The application has been publicised on the Council’s website and by site 
notice. The expiry date of the publicity period was the 27/03/2025. 
 
Letters of Comment 
 
Holme Valley Parish Council were consulted regarding the application but 
chose not to comment and instead defer to Kirklees Officers. 
 
Allocation and Policy  
 
The site is allocated in a bat alert layer within the Kirklees Local Plan (adopted 
2019). 
 
The following legislation, policy and guidance is considered relevant to the 
determination of this application:-  
 
Kirklees Local Plan  
 
LP1 Achieving Sustainable Development 
LP2 Place Shaping 
LP21 Highway and Access 
LP22 Parking 
LP24 Design 
LP30 Biodiversity and Geodiversity  
LP51 Protection and Improvement of Local Air Quality  
 
Holme Valley Neighbourhood Development Plan  
 
The Holme Valley Neighbourhood Development Plan was adopted on 8th 
December 2021 and therefore forms part of the Development Plan. Policies 
within the plan relevant to the consideration of this application are listed as 
follows:-  
 
Policy 1   – Protecting and Enhancing the Landscape Character of Holme 
Valley.  



Policy 2   – Protecting and Enhancing the Built Character of the Holme Valley 
and Promoting High Quality Design.  
Policy 12 – Promoting Sustainability.  
Policy 13 – Protecting Wildlife and Securing Biodiversity Net Gain.  
 
The application site is located in Landscape Character Area 7 (River Holme 
Wooded Valley). The key characteristics of which are listed below: 
 

• Glimpsed views towards the wider landscape through gaps between 

built form.  

• Views across the wooded valley floor from elevated vantage points 

such as from Christ Church New Mill and Holy Trinity Church 

Hepworth.  

• Stone boundary walls are common features.  

• A network of Public Rights of Way (PRoW) crosses the landscape 

including a section of the Barnsley Boundary Walk, the Kirklees Way 

and the Holme Valley Circular Walk.  

National Policies and Guidance  
 
National planning policy and guidance is set out in National Policy 
Statements, primarily the National Planning Policy Framework (NPPF) 
published December 2024, 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. 
 
Chapter2  Achieving sustainable development 
Chapter12  Achieving well-designed places  
Chapter14  Meeting the challenge of climate change, flooding and coastal 
change  
Chapter15  Conserving and enhancing the natural environment  
 
Supplementary Planning Documents / guidance 
 
Kirklees Highway Design Guide (adopted November 2019)  
House Extensions & Alterations SPD (adopted June 2021)  
Holme Valley Neighbourhood Development Plan – 2021  
 
The Biodiversity Net Gain Technical Advice Note 
 
Legislation 
 
The Town & Country Planning Act 1990 (as amended). 
The Planning and Compulsory Purchase Act 2004.  
The Conservation of Habitats and Species Regulations 2017 



 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out 
that in considering planning applications the determination must be made in 
accordance with the plan unless material considerations indicate otherwise  
 
Assessment  
 
1 – Principle of Development  
 
Section 73 of the Town and Country Planning Act 1990 allows for the variation 
or removal of a condition of a previous permission. 
The principle of development for the erection of first floor extension and front 
porch with garage conversion and formation of extra parking space with 
extended dropped kerb was established under 2024/92689. As such, it is 
considered that the principle of the development remains established by way 
of this permission. This assessment will deal with the merits of the proposed 
variations only. 
 
2 – Impact on character and appearance of the area: 
 
Visual Amenity  
 
Section 12 of the NPPF discusses good design. Good design is a key aspect 
of sustainable development, it creates better places in which to live and work 
and helps to make development acceptable to communities. Local Plan 
Policies LP1, LP2 and most importantly LP24, are all also relevant. All the 
policies seek to achieve good quality design that retains a sense of local 
identity, which is in keeping with the scale of development in the local area 
and is visually attractive. 
 
Local Plan Policy LP24(a) states that all proposals should promote good 
design by ensuring the following: ‘the form, scale, layout and details of all 
development respects and enhances the character of the townscape, heritage 
assets and landscape’.  
 
Key Design Principle 1 of the House Extensions & Alterations SPD does state 
that extensions and alterations to residential properties should be in keeping 
with the appearance, scale, design and local character of the area and the 
street scene. 
 
Key Design Principle 2 of the House Extensions & Alterations SPD goes onto 
state that extensions should not dominate or be larger than the original house 
and should be in keeping with the existing building in terms of scale, materials 
and details. 
 
Policy 1 of the Holme Valley Neighbourhood Plan HVNP sets out that 
development proposal should demonstrate how they have been informed by 
the key characteristics of the Local Character Assessment (LCA), in this case 
LCA7. 
 



Policy 2 of the HVNP states that new development should protect and 
enhance local built character and distinctiveness, strengthen the local sense 
of place by respecting the existing grain of development in the surrounding 
area, use local materials and detailing which add to the quality or character of 
the surrounding environment, respect the scale, mass, height and form of 
existing buildings in the locality and their setting. 
 
The proposed change is the material facing the front elevation of the first-floor 
extension previously approved in 2024/92689 is to be render, rather than 
stone. Although this would alter the appearance of the first-floor extension and 
in turn alter the street scene, as surrounding properties in the local area have 
their first floor faced in render, the proposed variation is not considered to 
harm the visual amenity or local character of the street scene. 
 
Considering the above, the proposed alterations to the approved scheme 
would not cause any significant harm to the visual amenity of either the host 
dwelling or the wider street scene, complying with Policy LP24 of the Kirklees 
Local Plan (a) in terms of the form, scale and layout and (c) as the extension 
would form a subservient addition to the property in keeping with the existing 
building, KDP 1 & 2 of the House Extensions & Alterations SPD, Policies 1 
and 2 of the Holme Valley Neighbourhood Development Plan, and the aims of 
chapter 12 of the National Planning Policy Framework. 
 
3. Impact on Residential Amenity  
 
Sections 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 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 users.  
 
Consideration in relation to the impact on the residential amenity of 
neighbouring occupants shall now be set out, taking into account policy LP24 
c), which sets out that proposals should promote good design by, amongst 
other things, extensions minimising impact on residential amenity of future 
and neighbouring occupiers. 
 
Policy 2 of the HVNP sets out that proposals should be designed to minimise 
harmful impacts on general amenity for present and future occupiers of land 
and buildings and prevent or reduce pollution as a result of noise, odour, light 
and other causes. Light pollution should be minimised, and security lighting 
must be appropriate, unobtrusive and energy efficient. 
 
The impact of the development as a whole on the amenity of neighbouring 
occupants has been assessed as part of the original permission. The 
proposed alterations to the development being sought would not create any 
additional harm with regard to residential amenity. 



 
Due to these reasons, the proposed variation is considered to have an 
acceptable impact upon residential amenity and would comply with Policy 
LP24 of the Kirklees Local Plan, Principles 3, 4, 5, 6 and 7 of the adopted 
House Extensions and Alterations SPD, Policy 2 of the Holme Valley 
Neighbourhood Development Plan, and policies contained within Chapter 12 
of the National Planning Policy Framework. 
 
4. Impact on Highway Safety  
 
Policies LP21 and LP22 of the Kirklees Local Plan and 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 adopted House Extensions & 
Alterations SPD which seek to ensure acceptable levels of off-street parking 
are retained are also considered to be of relevance.  
 
The impact upon highway safety has been deemed acceptable under the 
2024/92689 permission. As the scale of development would not be increased 
under this variation of conditions application, the number of bedrooms would 
not increase meaning the existing parking on site, which can accommodate 3 
vehicles, would be acceptable. 
 
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. Conclusion  
 
The proposed variations as set out above accord with all relevant national and 
local policy. This variation will still represent high quality sustainable 
development, whilst still maintaining a good standard of amenity for nearby 
dwellings. 
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 development 
would constitute sustainable development and is therefore recommended for 
approval. 
 
Recommendation                                              CONDITIONAL FULL 
PERMISSION 
 
Decision Authorisation: Delegated Powers 



 
Application Number: 2025/90429 
Officer Recommendation: Conditional Full Permission 
 
Conditions 
 

1. The development hereby permitted shall be begun by 10th December 

2027. 

Reason: Pursuant to the requirements of Section 91 of the Town and Country 
Planning Act 1990 (as amended). 
 

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 to 
accord with Policies LP01, LP02, LP21, LP22 & LP24 of the Kirklees Local 
Plan, Principles 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11 & 15 of the Council’s adopted 
House Extensions & Alterations Supplementary Planning Document and 
Policies within Chapters 2, 9, 12 and 14 of the National Planning Policy 
Framework. 
 
Plans and specifications schedule:- 
 

Plan Type Reference Version Date Received 

Location Plan 2377 - 18/02/2025 

Grouped Plans and 
Elevations 

03 Proposed Plans 
and Elevations (As 
Approved) 

- 18/02/2025 

Grouped Plans and 
Elevations 

03 (A) Proposed 
Plans and 
Elevations 
(Amended 
Scheme) 

- 18/02/2025 

Application Forms - - 18/02/2025 

Planning Letter 
13.02.25 

- - 25/02/2025 

Climate-change-
statement – 1 Moorcroft 
Park Drive 

- - 18/02/2025 

 
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 pre-
application advice service available, complied with the Kirklees Development 
Management Charter 2024 and otherwise actively engaged with the applicant 
in dealing with the application. No amendments were sought as it was 
considered that the proposal was acceptable as submitted.  



 
Report Dated: 
 
 
 
 
 
 
 
 
 
 
 
 

03/04/2025 


