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1.0 – THE S ITE AND PROPERTY

1.01 - No. 126 is  loca ted on the  Southern s ide  of Gomersa l Lane  towards  the 

Weste rn s ide  of the  Village .

1.02 - No.126 is  a  4 bedroom de tached dormer bunga low. Unlike  the 

ne ighbouring properties , No.84 is  loca ted well back from the  road in a 

gene rous  plot.

1.04 - Gomersa l Lane  is  characterised by various  house  types  and materia ls . 

When approaching No.126 from the  Village  you are  met with a  full range  of 

s tyle  and externa l materia ls . Photograph 1 shows 138, 136 and 134 Gomersa l 

Lane . No. 138 has  a  gabled roof facing away from the  road, with a  blue  s la te 

roof and rendered walls . No. 136 has  a  hipped roof with red tiles  and red brick 

exte rna l walls . No. 134 has  a  gabled roofs  facing the  road with concre te  tiles 

and na tura l s tone . It is  clear tha t there  is  no fixed house  type  or exte rna l 

facing materia l, and consequently the  s tree tscape  is  very varied.

Photograph 1 -  No. 138, 136 and 134 Gomersal Lane.



1.05 - Following the se  three  houses , more  varie ty is  evident with prope rties

128-132. Photograph 2 shows  this  small grouping, with s tone  s la te  roofs , 

aged natura l s tone  and rende red walls .

Photograph 2 -  No. 128 - 132 Gomersa l La ne .

1.06 - In te rms of No. 126, it can be  seen from Photographs  3 and 4 tha t the 

prope rty is  of no architectura l merit. The property has  a  red tiled hipped roof 

with an overbearing and incongruous  dormer loca ted centra lly. This 

a rrangement is  repea ted on the  rear, which a lso fea tures  a  la rge  conserva tory 

s tructure .



Photograph 3 -  No. 126 Gomersa l Lane, Front Eleva tion.

Photograph 4 -  No. 126 Gomersa l Lane, Rear Elevation.



2.0 –  DESIGN PROPOS ALS

2.01 - The  proposa ls  a im to re -des ign and re-model the  house  to offer a  well 

des igned upgrade .

2.02 - The  proposa ls  work a round the  exis ting main footprint with extens ions 

to the  front, s ide  and rea r. The  proposa ls  a lso include  for the  ra is ing of the 

roof.

2.03 - The  front e leva tion has  two gabled projections  of varying he ights . 

Gabled roofs and projections  a re  a  fea ture  a long Gomersa l Lane  as 

previous ly demons trated. The  front e levation offers  a  more  traditional 

approach with s imple  window arrangements , to fit more  harmonious ly within 

the  se tting and wider area , see  Images  1 and 2.

Image  1 -  No. 126 Gomersa l Lane Within It's  Setting. Note  the  Varie ty of Hous e  Types .



Image  2 -  No. 126 Gomersal Lane  Within It's  Setting. Note  the  Common Gable  Roof
Forms .

2.04 - The  proposa ls  include a  s ingle  s torey s ide  extens ion. This  replaces  an 

exis ting s ide  extens ion. The  roof is  a  'lean to' s tyle  very s imila r to tha t on the 

front e leva tions  of 130/132.

2.05 - To the  rear, the  proposa ls  crea te  a  more  contemporary approach. The 

exis ting conserva tory is  removed and replaced with a  larger fla t roof 

extens ion. Alongs ide  this  a  two s torey gabled projection with ba lcony which 

takes  full advantage  of the  Southerly views .

2.06 - Much a ttention has  been pa id to the  Weste rn e leva tion. This  e leva tion 

is  important as  No.126 is  the  firs t house  on the Southern s ide  of Gomersa l 

Lane  visible  when entering the  village  from the  West. The  two s torey front 

projection is  se t in from the  main gable , providing a  shadow line  to break up 

the  e levation. The  fla t roof extens ion is  a lso se t in. The  use  of this  mass ing 

form a long with the  rendered wall finish, works  to a rticula te  and reduce  sca le 

on this  e leva tion. This  is  shown on Image  3.



Image  3 -  No. 126 Gomersal Lane From the  Wes t. Note  the  Breaking Down of This
Eleva tion. The  House  Remains  Subservient to it's  Neighbours .

2.07 - The  proposa ls  a lso include  for a  change  of exte rna l walling finish. The 

current bungalow is  cons tructed in a  multi colour brick. The  proposals  a re  for 

a  na tura l s tone  finish. As  previous ly shown, Gomersa l Lane  and Little 

Gomersa l as  a  whole  demons tra te  a  grea t varie ty of exte rna l mate ria l. It is 

important to recognise  tha t there  is  no set pa tte rn, a lthough na tura l s tone  is 

the  mos t common.

3.0 - SCALE AMD MASSING

3.01 - The  mass ing and sca le  of the  proposa ls  have  been carefully 

cons idered. Unlike  the  ne ighbouring houses , the  proposa ls  do not take 

advantage  of a  full two s toreys . To reduce  mass ing and sca le  the   proposa ls 

a re  for 3/4 he ight  firs t floor.

3.02 - Each e levation has  been des igned to break down the  mass ing. The 

footprint is  a rticula ted which, a long with the  varied roof he ights  and forms,

he lp reduce  the  impact of the  proposa ls . Despite  this  the  proposa ls  a re  not

over complica ted.



4.0 - ENVIRONMENTAL BENEFITS

4.01 - The  current house  is  poorly insula ted. The  proposa ls  will include  a  full 

insula tion programme to upgrade  the  exis ting fabric.

4.02 - The  owners  intend to replace  the  old boile r with a  more  efficient 

a lte rna tive .

4.03 - The  proposa ls  will a lso promote  the  use  of renewables , with an a ir 

source  hea t pump be ing the  like ly route  the  applicants  intend to pursue ..

5.0 - COMPARISON TO P REVIOUS APP LICATION.

5.01 - A planning applica tion (2023/90464) for ' Erection of extens ion to form a 

two s torey dwelling' was  refused in April 2023.

5.02 - From the  planners  de lega ted report, the re  were  a  number of is sues 

ra ised. We have  lis ted these  be low, a long with the  s teps  undertaken to 

overcome these  concerns ;

Concern  1
Paragraph 4.2 of the  House  Extens ions  & Alte ra tions  SPD s ta tes  the  loca l context, 

character and identity of the  area  a re  a  s ignificant factor when considering the 

appropria te  form and sca le  of house  extens ions . Gomersa l Lane  does  not have  a 

particular character beyond predominantly res identia l properties , the re  is  a  mixed 

pa le tte  and varying s ize s . Although for the  most pa rt, the  dwellings  a re  traditiona l in 

te rms  of des ign with s imple  domes tic roof forms  and traditiona l window openings . As 

such, the  proposa ls  for the  host property would not be  in characte r with the  wider 

a rea



Steps  Taken

The  des ign, offe rs  a  more  traditiona l approach with domes tic roof forms and 

traditiona l window pa tte rns , particula rly to the  main front e leva tion. Although 

the  a rea  demonstra tes  a  wide  varie ty of house  de s igns , the  proposa ls  a re 

more  sympathe tic to the  loca l context and wide r a rea .

Concern  2
Paragraph 4.4 of the  House  Extens ions  & Alte ra tions  SPD does  a llow for some 

contemporary des ign. However, it would have  to be  demonstrably appropria te  for the 

s ite  context and make a  pos itive  contribution to the  wider a rea . In this  ins tance , given 

the  prominence  of the  s ite  together with the  surrounding development, the  works 

would be  inappropria te  and incongruous , pa rticularly with respect to the  s ignificant 

shift in the  character of the  dwelling. As  such, whils t this  property could potentia lly be 

extended, the  des ign would have  to be  a ltered, the  sca le  reduced and the  materia ls 

amended. The  current scheme is  cons idered to be  unacceptable  in terms  of visua l 

amenity.

Steps  Taken

The main vis ible  e leva tions  (North and West) mainta in a  traditiona l approach, 

with the  rear e leva tion (South) e leva tion incorpora ting contemporary des ign 

e lements . The overa ll des ign a ims  to break down the  mass ing and bulk of the 

proposa ls  with an articula ted footprint and roof line , whils t not over 

complicating the  des ign and appearance. In te rms  of mate ria ls  we  have 

provided jus tifica tion for the  natura l s tone , within this  report. There  is  no se t 

pa tte rn of materia l finish, with natura l s tone  be ing the  mos t common within the 

village  and a long Gomersa l Lane .

Concern  3
The  Little  Gomersa l Conserva tion Area  is  described as  a  small, close ly knit textile 

se ttlement from the  la te  18th century which is  characterised by narrow lanes  and 

walls  giving a  s trong sense  of enclosure . The  hos t property is  se t back from the 

boundary with the  Conserva tion Area  a lthough there  a re  s trong connecting views 

when trave lling a long Gomersa l Lane  from the  west. The  proposed s ide  e leva tion 

would have a  s ignificant bulk and mass ing which would ne ither prese rve nor enhance 

the  character of the  conserva tion area . Policy LP35 of the  Loca l Plan and Chapte r 16



of the  NPPF s ta te  that ha rm to heritage  asse ts  should not be  a llowed without a 

proportiona te  jus tifica tion. The  scheme would have  a  less  than subs tantia l harm in 

te rms  of impact on the  heritage  asset with no demons trable  public benefit and, as

such, would not be  cons idered to be  acceptable  in te rms  of the  impact on the

conservation area .

Steps  Taken

As previous ly covered in this  report, much cons idera tion ha s  been given to 

the  des ign of the  West e leva tion. The  e leva tion has  been de s igned to reduce 

the  visua l impact by breaking down the  mass ing. This  has  been achieved by 

s tepping e lements  in from the  main gable , crea ting varied planes , and 

promoting defining shadows. The  rear s ingle  s torey e lement ha s  been 

s tepped down, and the  use  of  a  complimentary render finish will ass is t with 

the  overa ll impact on the  se tting and nea rby conserva tion a rea .

5.00 - CONCLUSION

5.01 - The  proposa ls  a re  a  cons idered and unified approach, upgrading an 

exis ting dormer bunga low of no a rchitectura l merit or benefit to the  a rea .

5.02 - The  des ign will enhance  the  s ite  and ultimate ly provide  a  pos itive 

aes the tic, which can only be  of benefit to Gomersa l Lane  and the  nearby 

Conserva tion Area .

5.03 - The  proposa ls  offe r an upgrade  environmenta lly, with modern materia ls 

and des ign methods providing a  s ignificant improvement on the  exis ting 

dwelling.

5.04 - The  proposa ls  do not impact on any ne ighbouring prope rties , indeed 

they ensure  the  house  remains subservient. No privacy is  compromised, and 

the  space  about dwelling guide line s  a re  met.

5.04 - We therefore  trus t that Kirklees  MC can support this  proposa l.


