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DCAdmin

From:

Sent: 06 October 2023 12:38

To: Joanna Rednall; DCAdmin

Subject: Fwd: Application 2023/92776 Certificate of Lawfulness for existing use

Dear Joanna Rednall, 

I should be grateful if you would take the points in the attached letter into consideration when determining the 
application. the context of the application appears to have changed. 

I would like the letter to go on the public website but with my name and address redacted.  

Thank you 
Yours sincerely 



         

         

         

         6th  October 2023 

Dear Joanna Rednall, 

Application No 2023/92776: Certificate of lawfulness for use approved under planning application 

2020/90870 for erection of garage (within the curtilage of a listed building) – Objection  

There have been changes to the context of the proposed garage which I hope you will review, 

preferably on site and through amended drawings, before making a recommendation in respect of 

this application. The recent creation of an enlarged raised terrace suitable for parking, and the use of 

the dwelling as a self-catering holiday home (as advertised with Sykes Cottages) must surely 

undermine the case for a garage and invalidate the original approval, as it means that the garage 

cannot be built in the area shown in the previous application. Under section 66 (1) of the Planning 

(Listed Buildings and Conservation Areas) Act 1990 local authority decision makers must have regard 

to protecting the settings of buildings listed in the national context. The combined effect of the two 

structures – the extended raised terrace with a large garage below it - would be harmful to the 

setting of the listed buildings.  

Woodlea Cottage sits in the middle of a group of three houses and, similar to its neighbour 

immediately to the east, it is listed at grade 11. Though altered and extended, the two historic 

houses remain illustrative of the combined dwelling/workshop typical of the cottage weaving 

industry in the C18th and early C19th. The houses are set back above Lumb Lane behind mature 

gardens.  

Drawings from the 2020 approved application show the proposed double garage to be located 

adjacent to the then existing patio in front of Woodlea Cottage (beyond the shared driveway) and 

situated lower down. Construction work on what appeared to be the garage started this summer. As 

it progressed I was surprised to see the new retaining walls being infilled to create a large 

terrace/parking area level with the driveway, instead of a garage.  This work is now complete.  

The new structure appears to be of the same volume as the approved garage, and the high retaining 

walls have a stone facing similar to the approved scheme. The enlarged terrace has increased the 

area available for surface level parking making it less intrusive on the driveway; and the scheme has 

prevented both the loss of the existing hedged boundary and the need for an additional driveway 

within the garden. This altered proposal appears to be an improvement on the approved scheme as 

there is less disturbance to the landscape setting of the buildings.  

I am therefore extremely surprised and puzzled by the current application which ignores the 

necessary relocation of the garage to a position in front of the new raised terrace and closer to the 

two deciduous trees and the public highway. The recently built terrace wall will become more highly 

visible when the trees drop their leaves. To build another substantial structure – a double garage - in 

front of this new wall would further erode the garden setting of the listed building. The garage 

retaining wall would be much closer to the public highway than shown in the previous application 

and it would be highly visible from the lane and also from public rights of way opposite the site. In 

addition the likely proximity of the new structure to the roots of the two beech trees is of concern, 

as would any alteration to the water table around the trees. New conditions might result in their 



loss. There is no drawing showing these critical relationships: – the house, the newly created parking 

area raised above the garden, the relocated garage, the important trees and the front boundary 

wall.  

I may be wrong but I believe it would be impossible to build the garage in the location shown on the 

approved plans. The site sits within an intimate group of buildings in the greenbelt and, for the 

reasons set out above, the construction of a new garage below the position originally intended 

would be highly visible within the greenbelt and it would have a harmful effect on the setting of the 

listed building and neighbouring properties.  

Recent construction work in the front garden appears to invalidate the previous approval. I should 

be grateful if you would take the new context on site into consideration before determining the 

application.  

Yours sincerely, 

 

 

For the attention of Joanna Rednall, 

Kirklees Council Planning Services, 

Civic Centre Phase One, 

PO Box 1720, 

Huddersfield HD1 9EL 

 

 

 

 

 

 

 

 

 


	emil
	lettr

