Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – APPROVAL

	Ref: LB

	Application No: 
	3/2009/0715

	Development Proposed:
	Application for a Lawful Development Certificate for a proposed replacement garage upon demolition of the existing garage at Parkgate Fold, Parkgate Row, Copster Green

	CONSULTATIONS: Parish/Town Council

	N/A

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	N/A

	RELEVANT POLICIES:

	N/A

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This is a Certificate of Lawfulness for a proposed replacement garage in the garden area to the rear of a semi-detached property on Parkgate Row, Copster Green.

Under the provisions of Schedule 2, Part 1, Class E of the Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008 the criteria below must be met.  I will consider each part in turn.

Class E

Permitted Development

E. The provision within the curtilage of the dwellinghouse of – 

(a) any building or enclosure, swimming or other pool required for a purpose incidental to the

enjoyment of the dwellinghouse as such, or the maintenance, improvement or other alteration of such a building or enclosure; or

(b) a container used for domestic heating purposes for the storage of oil or liquid petroleum gas.

Development not permitted

E.1 Development is not permitted by Class E if – 

(a) the total area of ground covered by buildings, enclosures and containers within the curtilage (other than the original dwellinghouse) would exceed 50% of the total area of the curtilage (excluding the ground area of the original dwellinghouse);

The total curtilage area equates to approximately 313m2, 50% of which is 156.5m2.  As the garage is 30.16m2 the proposal satisfies this requirements.  There is no planning history on the property but the plans submitted with this application show an existing stable building within the curtilage.  The area of this building measured off the submitted plans is approximately 10.125m2.  The proposal plus the existing stable building still equals less than 50% of the total area of the curtilage.

(b) any part of the building, enclosure, pool or container would be situated on land forward of a wall forming the principal elevation of the original dwellinghouse;

The proposal is to the rear of the property.

(c) the building would have more than one storey;

The proposal is single storey.

(d) the height of the building, enclosure or container would exceed – 

(i) 4 metres in the case of a building with a dual-pitched roof,

(ii) 2.5 metres in the case of a building, enclosure or container within 2 metres of the boundary of the curtilage of the dwellinghouse, or

(iii) 3 metres in any other case;

The proposal is within 2 metres of the boundary and is shown by the annotated dimensions on the submitted plans to be no more than 2.5 metres in height.

(e) the height of the eaves of the building would exceed 2.5 metres;

The proposal at eaves height is no more than 2.5 metres.

(f) the building, enclosure, pool or container would be situated within the curtilage of a listed building;

The property is not listed.

(g) it would include the construction or provision of a veranda, balcony or raised platform;

No veranda, balcony or raised platform is proposed.

(h) it relates to a dwelling or microwave antenna; or

The proposal does not relate to microwave antenna.

(i) the capacity of the container would exceed 3,500 litres

The proposal is not for a container.

E.2 In the case of any land within the curtilage of the dwellinghouse which is within – 

(a) a World Heritage Site;

(b) a National Park

(c) an Area of Outstanding Natural Beauty, or

(d) the Broads

development is not permitted by Class E if the total area of ground covered by buildings, enclosures, pools and containers situated more than 20 metres from any wall of the dwellinghouse would exceed 10 square metres.

The property is not in any of the above locations.

E.3 In the case of any land within the curtilage of the dwellinghouse, which is article 1(5) land, development is not permitted by Class E if any part of the building, enclosure, pool or container would be situated on land between a wall forming a side elevation of the dwellinghouse and the boundary of the curtilage of the dwellinghouse.

The property and its curtilage are not on article 1(5) land.

For the reasons stated above, the application can be classed as permitted development and does not require formal planning permission as stated in the General Permitted Development Order 2008.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed works constitute permitted development under the Schedule to Part 1, Class E of the Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008.

	RECOMMENDATION: That a Certificate of Lawfulness for a proposed development is granted.


DATE INSPECTED: 














