Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – Certificate of Lawfulness Proposed Use
	Ref: MB

	Application No: 
	3/2013/0188

	Development Proposed:
	Application for a Lawful Development Certificate for proposed internal alterations and provision of 2no. dormers to the existing roof. Proposed change to door and window positions and addition of small porch frontage at Valle Vista, Barker Lane, Blackburn.

	RELEVANT LEGISLATION:

	Town and Country Planning (General Permitted Development) Order 2008

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	N/A

	PLANNING HISTORY

	3/2006/0572P – Proposed stable block – Refused.

3/2007/0460P – Proposed stables – Refused – Allowed on appeal.

3/2004/1215 – LDC – Exchange parcels of land from domestic curtilage of Valle Vista – Approved.

3/2003/1032 – Proposed extension to existing games room/garage to enclose swimming pool – Approved.

3/2002/0736 – General purpose agricultural building – Refused.

3/1995/0308 – Erection of a stable – Refused.

3/1995/0307 – Double Garage – Approved.

3/1994/0742 – Outline permission for the erection of bungalow and extension to existing garage.

3/1984/0007 – Proposed bungalow and garage – Approved.

3/1982/0522 – Outline for the erection of a private bungalow – Refused.

3/1981/0433 – Proposed use of land for caravan storage purposes – Approved.

3/1977/0980 – Proposed use of land for caravan storage – Refused.

3/1977/0600 – Proposed garage for lorry on land at back of 7 acre garage – Approved.

6/9/3887 – Site office and fencing for tree nursery rear of 7 acre garage – Refused.

6/9/1882 – Residential development  - Approved.



	REASONS FOR APPROVAL:

	The proposed works constitute permitted development under Schedule 2, Part 1, Class A-H of the GPDO.

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

	A Lawful Development Certificate is sought for the proposed internal alterations and provision of 2no. dormers to the existing roof and the proposed change of door a window positions and the addition of a small porch frontage at Valle Vista. The proposed works will be considered against Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008, Schedule 2, Part 1, Class A-H.

The development site has an extensive site history; this is documented above. 

The proposed works will take place to an existing detached outbuilding that currently accommodates a double garage and a party room and conservatory. The main dwelling of Valle Vista is sited to the South of the existing outbuilding and is a substantial detached bungalow.

The act of converting the existing building itself does not require express consent. Therefore in determining this particular application it is relevant to considered each element of the proposed works against each relevant class within Schedule 2 Part 1 Classes A-H of the GPDO.

The existing garage was constructed with a second floor which occupies the existing roof space, this was done in excess of 10 years ago. It would therefore be deemed to be lawful by virtue of the passage of time.

The installation of 2.no dormers to the existing roof is considered to be development under Class B; ‘The Enlargement of a dwellinghouse consisting of an addition or alteration to its roof.’

The proposed works would not exceed the height of the highest part of the of the existing roof; therefore accord with Class B.

The dormers would be sited on roof planes that form the side elevation of the building and not the front or principle elevation. In addition to this these roof planes do not front a highway.

The cubic content allowance for such alterations is 50 cubic meters as the building is detached. Both proposed dormers are to be of equal size, the resulting additional cubic content created is 44.7 cubic meters. This therefore accords with Class B.

The development dose not consist of or include the provision of a veranda, balcony, or raised platform. The installation of a chimney, flue or soil and vent pipe and is not on land designated as article 1 (5) land.

I am satisfied that the proposed dormers would be considered permitted development.

The other addition to the building consists of the erection of a porch. The relevant section to consider this element under is Class D – The erection or construction of a porch outside any external door of a dwellinghouse.

The external ground area covered by the porch would 2.25 sq m which accords with the allowance of 3 sq m. The porch will not exceed 3m in height and is not within 2m of the boundary of the site. 

I am therefore satisfied that the proposed porch is considered to be permitted development.

Having considered the submitted details I am satisfied that the proposed works accord with the provisions of Schedule 2, Part 1, Class A-H of the Town and Country (General Permitted Development) (Amendment) (No.2) (England) Order 2008. 

I therefore recommend that the a certificate of lawfulness be granted.



	SUMMARY OF REASONS FOR APPROVAL:

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

	RECOMMENDATION: That a Certificate of Lawfulness for a proposed use be granted.
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