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Officer Report  

Reference No. 2025/91458 

Site Address: 33, Union Street, Dewsbury, WF13 1AS  

Proposal: Change of use of first floor from storage to 2 No. self-contained 

residential flats (Use Class C3), and insertion of door and windows on rear 

elevation and installation of new glazing to ground floor (within a Conservation 

Area) 

 

Site Description  

The application site relates to 33 Union Street, a two-storey commercial 

property located in Dewsbury. The wider area comprises a combination of 

residential and commercial properties of varying materials and architectural 

styles. There are no Public Rights of Way (PROW) within close proximity to 

the site. However, the site is located within the Dewsbury Town Centre 

Conservation Area and close to 18, 20 and 22 Bond Street, Grade II listed 

buildings.  

 

Description of Proposal  

The applicant is seeking planning permission for the change of use and 

alterations to shops to form 2 apartments. The ground floor of the building 

would retain its existing retail use.  

 

Flat one would have a floor space of 45.1m2 and flat two would have a floor 

space of 39.4m2, both providing one bedroom accommodation.  

 

Relevant Planning History 

- 2024/92935: Change of use and alterations to shops to form 4 apartments 

(within a Conservation Area). Refused. 

- 94/90031: Change of use from retail to estate agents. Planning application 

details | Kirklees Council – Conditional Full Permission 

- 93/05231: Change of use of toy shop to estate agent's office and 

showroom. Planning application details | Kirklees Council – Conditional 

Full Permission 

- 87/01810: Change from office use to Retail Shop User for the retail sale of 

prams pushchairs and associated products. Planning application details | 

Kirklees Council – Granted Conditionally  

 

History of Negotiations/Amendments 

Officers requested amended plans which include the historic curved shop 

front. 

 

https://www.kirklees.gov.uk/beta/planning-applications/search-for-planning-applications/detail.aspx?id=94%2F90031
https://www.kirklees.gov.uk/beta/planning-applications/search-for-planning-applications/detail.aspx?id=94%2F90031
https://www.kirklees.gov.uk/beta/planning-applications/search-for-planning-applications/detail.aspx?id=93%2F05231
https://www.kirklees.gov.uk/beta/planning-applications/search-for-planning-applications/detail.aspx?id=87%2F01810
https://www.kirklees.gov.uk/beta/planning-applications/search-for-planning-applications/detail.aspx?id=87%2F01810


 

 

 

 

 

Representations  

The application was publicised by site notice and press advertisement, which 

expired on 7th August 2025. No representations were received following the 

statutory publicity.  

 

Parish/Town Council Comments  

Not Applicable.  

 

Consultation Responses  

The following is a brief summary of Consultee advice (more details are 

contained in the ‘Assessment’ section of the report, where appropriate): 

 

KC Conservation & Design – Informal- No objection providing the dimensions 

of the shop front are retained and window details are submitted. 

 

KC Highways – No information has been submitted in relation to waste 

storage or presentation. This should be conditioned. 

 

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 located within the Dewsbury Town Centre Conservation Area. The 

most relevant policies for consideration in this case are: 

 

- LP 1 - Achieving Sustainable Development  

- LP 2 - Place Shaping  

- LP 7 - Efficient and Effective Use of Land and Buildings 

- LP 11 - Housing Mix and Affordable Housing  

- LP 13 - Town Centres  

- LP 18 – Dewsbury Town Centre 

- LP 20 - Sustainable Travel  

- LP 21 - Highway Safety and Access  

- LP 22 - Parking  

- LP 24 - Design  



- LP 28 - Drainage  

- LP 30 - Biodiversity & Geodiversity  

- LP 35 - Historic Environment 

- LP 51 - Protection and Improvement of Local Air Quality  

- LP 52 - Protection and Improvement of Environmental Quality  

- LP 53 - Contaminated and Unstable Land 

 

National Policies and Guidance 

National planning policy and guidance is set out in National Policy 

Statements, primarily the National Planning Policy Framework (NPPF) 

updated 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. Most specifically in this instance, the below chapters are of most 

relevance:  

 

- Chapter 2 - Achieving Sustainable Development  

- Chapter 4 - Decision-Making  

- Chapter 5 - Delivering a Sufficient Supply of Homes  

- Chapter 9 - Promoting Sustainable Transport  

- Chapter 12 - Achieving Well-Designed Places 

- Chapter 14 - Meeting the Challenge of Climate Change, Flooding and 

Coastal Change  

- Chapter 15 - Conserving and Enhancing the Natural Environment  

- Chapter 16 - Conserving and Enhancing the Historic Environment 

 

Other Guidance Documents:  

- Kirklees Highways Design Guide (2019)  

- Housebuilders Design Guide (2021) - Nationally Described Space 

Standards  

- National Design Guide  

- Biodiversity Net Gain Technical Advice Note (2021)  

- Planning Applications Climate Change Guidance (2021)  

- West Yorkshire Low Emissions Strategy and Air Quality and Emissions 

Technical Planning Guidance (2016) 

 

Assessment  

1. Principle of Development  

Housing Land Supply  

The site is without notation on the Kirklees Local Plan. Policy LP1 of the 

Kirklees Local Plan states that when considering development proposals, the 

Council will take a positive approach that reflects the presumption in favour of 



sustainable development contained in Chapter 2 of the National Planning 

Policy Framework. Policy LP2 sets out that, in order to protect and enhance 

the character of places, all development proposals should seek to build on the 

opportunities and help address the challenges identified in the Local Plan. 

 

Paragraph 11 of the National Planning Policy Framework (NPPF) advises that 

plans and decisions should apply a presumption in favour of sustainable 

development. It adds, within the same paragraph, that where the policies in 

the Development Plan, deemed most relevant to the consideration of the 

proposal in question are out-of-date, the default position is that planning 

permission should be granted unless:-  

i) the application of policies in this Framework that protect areas or assets of 

particular importance provides a strong reason for restricting the overall 

scale, type or distribution of development in the plan area; or 

i) any adverse impacts of so doing would significantly and demonstrably 

outweigh the benefits when assessed against the policies in the 

Framework taken as a whole. 

 

In the case of applications for residential development such as this, the NPPF 

adds that policies will normally be considered ‘out of date’ if the Local 

Planning Authority cannot demonstrate a five year supply of deliverable 

housing land.  

 

The Local Plan identifies a minimum housing requirement of 31,140 homes 

between 2013 and 2031 to meet identified needs. This equates to 1,730 

homes per annum. National planning policy requires local planning authorities 

to demonstrate five years supply of deliverable housing sites against their 

housing requirement. 

 

The 2023 update of the five-year housing land supply position for Kirklees 

shows 3.96 years supply of housing land, and the 2022 Housing Delivery Test 

(HDT) measurement which was published on 19th December 2023 

demonstrated that Kirklees had achieved a 67% measurement against the 

required level of housing delivery over a rolling 3-year period (against a pass 

threshold of 75%). As the Council is currently unable to demonstrate a five-

year supply of deliverable housing sites, and delivery of housing has fallen 

below the 75% HDT requirement, it is necessary to consider planning 

applications for housing development in the context of NPPF paragraph 11 

which triggers a presumption in favour of sustainable development. This 

means that for decision making “Where there are no relevant development 

plan policies, or the policies which are most important for determining the 

application are out of-date (NPPF Footnote 8), granting permission unless: (i) 

the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 



proposed (NPPF Footnote 7) ; or ii. any adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits, when assessed against 

the policies in this Framework taken as a whole, having particular regard to 

key policies for directing development to sustainable locations, making 

effective use of land, securing well-designed places and providing affordable 

homes, individually or in combination (NPPF Footnote 9).” 

 

The Council’s inability to demonstrate a five-year supply of housing land, or 

pass the Housing Delivery Test, weighs in favour of housing development but 

this has to be balanced against any adverse impacts of granting the proposal. 

The judgement in this case is set out in the officers assessment. 

 

The proposal relates to the change of use and alterations to shops to form 2 

apartments in Dewsbury and would assist in meeting the housing needs of the 

Council. This would be ‘in line’ with the aims of Chapter 5 of the NPPF, which 

states that small developments such as this can make an important 

contribution to meeting the housing requirement of an area and are often 

builtout relatively quickly. 

 

In terms of design, Policy LP24 of the Kirklees Local Plan is relevant, in 

conjunction with Chapter 12 of the National Planning Policy Framework. 

Policy LP24, together with the Housebuilders Design Guide SPD, suggests 

that proposals should promote good design by ensuring inter alia that the 

form, scale, layout, and details of all development respects and enhances the 

character of the townscape, heritage assets and landscape. Furthermore, it 

requires that proposals protect the amenity of future and neighbouring 

occupiers and promote highway safety and sustainability. 

 

Residential Use in Town Centre 

The site falls within Dewsbury Town Centre and therefore, Policy LP13 of the 

Kirklees Local Plan is relevant. The policy encourages development that 

supports a strong, diverse economy that serves the local community by 

encouraging the vitality and viability of existing town centres. Paragraph 90 of 

the National Planning Policy Framework supports a mixed-use town centre 

that includes housing to grow and strengthen town centres.  

 

Policy LP15 of the Kirklees Local Plan is also relevant in relation to residential 

uses within the town centre. This states that: “Proposals for residential uses 

(including student accommodation) within the defined town centres asset out 

on the Policies Map will be supported subject to  

(a) the protection of primary shopping areas, primary and secondary 

shopping frontages, and space for other main town centre uses within the 

defined centre. Residential proposals in these areas shall normally only 



be permitted on upper floors, and shall not prejudice existing established 

uses  

(a) the protection of the character of the centre, and the local street scene. 

Proposals should retain and enhance the design and heritage features of 

buildings;  

(b) the protection and retention of existing ground floor uses and active 

frontages both within and outside the primary shopping area,  s 

(c) the protection of the amenity of existing residents and future occupiers of 

the proposed residential use in accordance with amenity and design 

policies within the plan, and will in particular consider matters such as 

privacy, noise and air quality;  

(d) the provision of space for the storage of sustainable modes of transport 

such as bicycles, where appropriate charging points of electric vehicles, 

and access to public transport;  

(e) the provision of space for vehicular parking which is appropriate to the 

scale of the proposal, particularly where it would otherwise cause 

highway and pedestrian safety concerns;  

(f) provision of affordable housing in accordance with policies set out in the 

Local Plan; and  

(g) the provision of refuse storage and collection” 

 

Policy LP18 relates specifically to Dewsbury Town Centre and amongst other 

things, states that proposals within the town centre will be supported where 

they (d) provide space for town centre living.  

 

In relation to the impact upon the role and function of the town centre,  the 

proposal would alter the first floor only and would retain a main town centre 

use at ground floor. 

 

As such, it is considered that the proposed change of use would not 

compromise the function and role of Dewsbury Town Centre, nor would it 

adversely harm the viability and vitality of this centre. The principle of the 

proposed change of use could therefore be acceptable, but the principle of the 

development would also be subject to other considerations, including bullet 

points b and d-h of Policy LP15 of the Kirklees Local Plan. These matters will 

be discussed below within the officer report. 

 

1. Impact on Visual Amenity and Historic Environment  

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.”  

 

Kirklees Local Plan Policies LP1, LP2 and LP24 all 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, heritage assets and landscape…”  

 

The previous application was refused due to the proposal altering the layout 

of the shop front fenestration. As the proposal has been amended to only 

require a change of use at first floor level, the shop front would be retained. 

 

The plans indicate that the shop front at ground floor level would have its 

boarding removed and be reinstated and alterations to the rear elevation of 

the building. 

 

Given the small scale of the proposed alterations, it is considered that they 

would have no significant visual impact on the character and appearance of 

the street scene. 

 

It is therefore considered that the proposal would not cause detrimental harm 

with regard to visual amenity and would accord with the aims of Policy LP24 

of the Kirklees Local Plan, Principles 2, 5, 12, 13, 14, and 15 of the 

Housebuilders Design Guide SPD, and the aims of Chapter 12 of the National 

Planning Policy Framework.  

 

Impact on Historic Environment  

Paragraph 135(c) of the NPPF sets out that development should be 

sympathetic to local character and history, including the surrounding built 

environment and landscape setting. Furthermore, LP35 of the Kirklees Local 

Plan requires development proposals affecting a designated heritage asset to 

preserve or enhance the significance of the asset, retaining those elements of 

the historic environment which contribute to the distinct identity of the Kirklees 

area and ensuring that proposals maintain and reinforce local distinctiveness.  

   

Paragraph 210 of the NPPF is also of relevance and states that in determining 

applications, local planning authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of heritage 

assets and putting them to viable uses consistent with their conservation;  

a) the positive contribution that conservation of heritage assets can make to 

sustainable communities including their economic vitality; and  



b) the desirability of new development making a positive contribution to local 

character and distinctiveness. 

 

The application site is located within the Dewsbury Town Centre Conservation 

Area and close to 18, 20 and 22 Bond Street, Grade II listed buildings. As 

such, KC Conservation and Design were informally consulted on the 

proposed scheme.  

 

As previously outlined, the proposal would re-instate the ground floor shop 

front which is currently boarded up. 

 

No details have been provided regarding if any of the windows in the front 

elevation are to be replaced as part of the application. Conservation and 

design have been consulted on the application and commented that all 

replacement windows should be 1:1 timber sliding sash windows  featuring a 

horn detailing and retaining the existing recess. 

 

In order to ensure the proposed alterations would not materially detract from 

the character and appearance of this period property, the setting of Dewsbury 

Town Centre Conservation Area and 18, 20 and 22 Bond Street, Grade II 

listed buildings, it is considered necessary to add conditions to the proposal 

for the details of all replacement fenestration to be submitted and approved to 

the local planning authority prior to installation. In addition, details of how the 

existing shop front is to be re-instated is required to be provided. 

 

It is considered that there would therefore be limited visual alterations in the 

conservation area; however, the proposal would re-instate a historic shop 

front in the conservation area which would provide a demonstrable public 

benefit of the scheme. 

The proposal would therefore accord with Policies LP24 and LP35 of the 

Kirklees Local Plan, Chapters 12 and 16 of the National Planning Policy 

Framework and the requirements of the Town & Country Planning (Listed 

Buildings & Conservation Areas) Act 1990.  

 

2. Impact on Residential Amenity of Neighbouring Residents  

Sections B and C of Policy LP24 state 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, the National Planning Policy Framework states that planning 

decisions should ensure that developments have a high standard of amenity 

for existing and future users.  

 



Principle 6 of the Kirklees Housebuilders Design Guide SPD states that: 

“Residential layouts must ensure adequate privacy and maintain high 

standards of residential amenity, to avoid negative impacts on light, outlook 

and to avoid overlooking.”  

 

The SPD also provides advised separation distances for two storey dwellings: 

- 21 metres between facing windows of habitable rooms at the backs of 

dwellings;  

- 12 metres between windows of habitable rooms that face onto windows of a 

non-habitable room;  

- 10.5 metres between a habitable room window and the boundary of 

adjacent undeveloped land; and  

- For a new dwelling located in a regular street pattern that is two storeys or 

above, there should normally be a minimum of a 2 metres distance from the 

side wall of the new dwelling to a shared boundary. 

 

There do not appear to be any residential properties to the north of the site. 

 

Impact on 27 Union Street 

27 Union Street is a residential property located south of the application site. It 

is noted that the proposed development would occupy a position 

approximately 8.2m to the front elevation of no.27. Although the separation 

distances would fall short of the 21m recommended within the Kirklees 

Housebuilders Design Guide SPD, it is taken into consideration that the 

current relationship along Bond Street falls short of this distance. Therefore, 

given that precedence has already been established within the street scene, it 

is considered that there would be no significant detrimental impact on the 

amenity of the neighbouring properties as a result of the proposed 

development. 

 

Impact on Wesley Chambers 

Wesley Chambers is a mixed use property located east of the application site. 

It is noted that the proposed development would occupy a position 

approximately 10.9m to the neighbours front elevation. Whilst the separation 

distances would fall short of the 21m recommended within the Kirklees 

Housebuilders Design Guide SPD, it is taken into consideration that the 

current relationship along Union Street falls short of this distance. Therefore, 

given that precedence has already been established within the street scene, it 

is considered that the proposed development would not cause any additional 

overlooking, overbearing or overshadowing harm to the residential amenity of 

the neighbouring occupants, over and above the existing arrangements on 

site. 

 



It is considered that once occupied the flats are unlikely to generate significant 

levels of noise. However, the site is surrounded by residential properties and 

the occupiers of these could potentially be disturbed by noise generated 

during the construction process. Therefore, should the application be 

approved, a footnote will be imposed limiting such works to between the hours 

of 7.30am and 6.30pm Monday to Friday, 8am and 1pm on Saturdays with no 

working permitted on Sundays or Public Holidays.  

 

Having considered the above factors, the development proposed would have 

an acceptable impact upon the residential amenity of the neighbouring 

occupants and would comply with Policy LP24 of the Kirklees Local Plan (b) in 

terms of the amenities of neighbouring properties, KDP 6 & 16 of the 

Housebuilders Design Guide SPD and Paragraph 135 (f) of the National 

Planning Policy Framework. 

 

3. Impact on Residential Amenity of Future Occupiers  

Consideration must also be given to the amenity of future residents of the 

proposed dwelling. Taking into account Principle 16 of the Kirklees 

Housebuilders Design Guide SPD which sets out that:  

 

‘All new homes should aim to be accessible and adaptable homes to meet the 

changing needs of occupants over time in accordance with Building 

Regulations’ and that ‘All new build dwellings should have sufficient internal 

floor space to meet basic lifestyle needs and provide high standards of 

amenity and living environments for future occupiers in accordance with 

Policy LP24’.  

 

National described space standards require the following gross internal floor 

area for a single storey dwelling: 

- 1 Bedroom, 1-person dwelling set over 1 storey – 39 (37)* square metres  

- 1 Bedroom, 2-person dwelling set over 1 storey - 50 square metres  

 

The proposed floor plans demonstrate that the flats would have a footprint 

that would accord with space standards . As such, it is considered that the 

proposal would adequately meet basic lifestyle needs and would provide an 

acceptable standard of living for future occupants.  

 

The proposal would be retaining a retail use at ground floor as such, 

conditions relating to noise mitigation measures are considered necessary in 

this instance to ensure the proposal would accord with LP52 of the Kirklees 

local plan. It is considered that subject to these conditions the proposal would 

accord with LP24(b) of the Kirklees Local Plan, Principles 6 and 16 of the 

Council’s Housebuilders Design Guide SPD, LP52 of the Kirklees local plan 

and paragraph 135 (f) of the National Planning Policy Framework. 



 

4. Impact on Highway Safety  

Local Plan Policies LP21 and LP22 of the Kirklees Local Plan are relevant 

and seek to ensure that proposals do not have a detrimental impact on 

highway safety and provide sufficient parking. Furthermore, Paragraph 116 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. 

 

This application is for the change of use to form 2 apartments at 33 Union 

Street. The site is located approximately 228m from Dewsbury bus station, 

approximately 144m from Dewsbury railway station and there are numerous 

town centre shops and services within close proximity of the site. As such, the 

site benefits from being in a sustainable town centre location. 

 

The proposals are for two apartments. Whilst these would generally require 

one or two off street parking spaces per flat of this type and size, with visitor 

parking, given its sustainable town centre location and with parking 

restrictions on all the surrounding roads, Officers are happy to accept no 

vehicular parking at the site.  

 

A condition is considered necessary that bin presentation and storage details 

are provided prior to first occupation of the site. 

 

It is considered that the revised proposal would overcome the previous 

reasons for a refusal as the proposed units would both meet space standards. 

 

In view of the above, it is considered that the proposal would not cause 

detrimental harm to the safe and efficient operation of the highway network, in 

accordance with Policies LP21 and LP22 of the Kirklees Local Plan, Principles 

12 and 19 in the Council’s Housebuilders Design Guide SPD, guidance within 

the Council’s Highways Design Guide SPD, and Chapter 9 of the National 

Planning Policy Framework. 

 

5. Other Matters 

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. 

 

In this case, due to the nature of the proposal is not considered reasonable to 

require the applicant to put forward any specific resilience measures with any 

future application.  

 

Construction Noise  

Construction noise can give rise to loss of amenity to neighbouring noise 

sensitive receptors, therefore, should the application be approved, it is 

considered necessary for a footnote to be imposed restricting the times when 

noisy construction activities will be permitted. 

 

Noise 

The proposed development site sits in the town centre area amongst mixed 

residential and commercial uses. To limit concerns concerns about noise 

affecting the amenity of the future occupiers of the flat occupiers, should the 

application be approved, a condition would be imposed for the submission of 

a noise assessment in order to protect the amenity of the occupiers. There 

are neighbouring commercial uses and the applicant is informed that where 

residential and commercial uses share a party wall/floor, a higher level of 

sound insulation is required and a condition is also recommended to secure 

this. 

 

Waste  

Principle 19 of the Housebuilders Design Guide SPD outlines how provision 

for waste storage and recycling should be incorporated into the design of new 

developments. The application provides details to demonstrate where bin 

storage would be located a the premises but not presentation points. To 

ensure a suitable layout can be achieved which allows for the collection of 

wate, a condition to this effect is to be imposed. 

 

It is considered that subject to conditions, the development proposed would 

accord with Policies LP21 and LP24 of the Kirklees Local Plan, Principle 19 of 

the Council’s Housebuilders Design Guide SPD, and the National Planning 

Policy Framework. 

 

Biodiversity Net Gain  

The application form states that the development subject to the de minimis 

exemption, would be exempt from providing Biodiversity Net Gain. At this 

stage, Officers are only able to assess this on the basis of submitted 

information. Should the proposal be considered not exempt by reason of not 



being this or other relevant categories for the scale of the development then 

an appropriate condition, supported by a BNG metric submitted for the 

approval of the LPA, would be required to ensure on-site BNGs would last for 

at least 30 years to meet the requirements of this legislation. 

 

There are no other matters considered relevant to the determination of this 

application. 

 

6. Representations 

No representations were received during the course of the application.  

 

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 

there would not be any adverse impacts of granting permission that would 

significantly and demonstrably outweigh any benefits of the development 

when assessed against policies in the NPPF and other material consideration. 

Therefore, the application is  recommended for approval 

 

Recommendation:    APPROVE 

Decision Authorisation - Delegated Powers 

Application Number: 2025/91458 

Officer Recommendation: Approve 

Conditions and Reasons  

 

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). 

 

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, LP11, LP13, LP15, LP21, LP22, 

LP24, LP30, LP52 of the Kirklees Local Plan, Principles within the 

Housebuilders Design Guide SPD and Policies within Chapters 2, 9, 

12, 14, 15,of the National Planning Policy Framework 

 



2. Before construction work commences, a report specifying the 

measures to be taken to protect the development from noise from all 

significant noise sources that are likely to affect the proposed 

development including road traffic/commercial premises etc. shall be 

submitted to and approved in writing by the Local Planning Authority. 

The report shall: a) Determine the existing noise climate b) Predict the 

noise climate in living rooms (daytime), bedrooms (night-time) and 

other habitable rooms of the development c) Detail the proposed 

attenuation/design necessary to protect the amenity of the occupants 

of the new residences (including ventilation if required). The 

development shall not be occupied until all works specified in the 

approved report have been carried out in full and such works shall be 

thereafter retained.  

Reason: To protect the amenity of occupiers of the proposed 

development from noise or disturbance from nearby noise generating 

premises. This is a pre-commencement condition to ensure all 

significant noise sources are identified and adequate mitigation is 

incorporated, 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. 

 

4. Before the development is brought into use, written evidence to 

demonstrate that the airborne sound insulation performance of the 

party floors/walls/ceiling of the development is of a minimum of 53dB 

DnTw + Ctr shall be submitted to and approved in writing by the Local 

Planning Authority. If it cannot be demonstrated that the 

aforementioned airborne sound insulation performance has been 

achieved, a scheme incorporating further measures to achieve the 

sound insulation performance shall be submitted to and approved in 

writing by the Local Planning Authority. All works comprised within 

those further measures shall be completed and further written evidence 

to demonstrate that the aforementioned sound insulation performance 

level has been achieved shall be submitted to and approved in writing 

by the Local Planning Authority before the development is first brought 

into use.  

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.. 

 

4. Notwithstanding the plans submitted, the development shall not be 

brought into use until a scheme detailing (i) the design and materials of 

all bin storage areas/enclosures and recycling storage areas and; (ii) 



bin presentations points for collection of wastes has been submitted to 

and approved in writing by the Local Planning Authority. The 

development shall not be brought into use until the works required 

have been completed/provided, which shall thereafter be retained.  

Reason: To ensure adequate waste storage facilities are provided in 
the interests of visual and residential amenity and highway safety to 
accord with Policies LP21, LP24 and LP52 of the Kirklees Local Plan, 
Kirklees Waste Management Design Guide for New Developments and 
policies contained within chapters 12 and 15 of the National Planning 
Policy Framework. 
 

5. Prior to the insertion OR alteration of any windows and external doors, 

details shall be submitted to and approved in writing by the Local 

Planning Authority. These shall include product specifications, 1:5 

sections and 1:20 elevations showing their appearance including 

materials, finish, colour, design details of the external reveals, heads, 

cills and jambs and details that the recess would be retained.  The 

approved scheme shall thereafter be implemented  

Reason: To ensure the satisfactory appearance of the development on 

completion to retain the significance of the designated heritage asset 

and to accord with Policy LP35 of the Kirklees Local Plan, as well as 

Chapter 16 of the National Planning Policy Framework. 

 

6. Notwithstanding the approved plans there are to be no alterations to 

the existing shop front of 33, Union Street, Dewsbury, WF13 1AS 

without prior consent from the Local Planning Authority. 

Reason: To ensure the proposed development does not cause harm to 

the character of the street scene, in the interest of visual amenity, to 

comply with the aims and objectives of Policies LP24 and LP35 of the 

Kirklees Local Plan and Chapters 12 and 15 of the National Planning 

Policy Framework 

 

 

NOTE No construction related noise shall 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 Bank/Public Holidays 

 

 

NOTE: All noise assessments should be carried out by a competent person. 

The applicant may wish to contact the Association of Noise Consultants 

http://www.association-of-noise1consultants.co.uk/ (020 8253 4518) or the 



Institute of Acoustics http://www.ioa.org.uk (0300 999 9675) for a list of 

members. 

 

NOTE: 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 

 

Plans and specifications schedule:  

Plan Type Reference  Revision  Date 

Received  

Location Plan  - - 12/06/2025 

Proposed plans and elevations S02 F 28/08/2025 

Existing plans an elevations - - 12/06/2025 

Proposed Floor Plans  - - 12/06/2025 

Climate Change Statement  - - 12/06/2025 

 

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 Planning Authority have, where possible, made a 

pre-application advice service available, complied with the Kirklees 

Development Management Charter 2015 and otherwise actively engaged with 

the applicant in dealing with the application. In this case, amended plans were 

requested which retain the historic shop front. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 


