	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	WH
	Date:
	25/05/23
	Manager:
	LH
	Date:
	6/6/23

	

	Application Ref:
	2023/0306
	[image: ]

	Date Inspected:
	07/03/23
	Site Notice:
	N/A
	

	Officer:
	Will Hopcroft
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Certificate of Lawfulness for a proposed two storey rear extension.

	Site Address/Location:
	8 Hillcrest Road, Langho

		

	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None required.

	CONSULTATIONS: 
	Additional Representations.

	None received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	The proposal will be assessed against the provisions of Schedule 2, Part 1, Classes A and B of the Town and Country Planning (General Permitted Development) Order 2015 (as amended).


	Relevant Planning History:

2022/1092:
Proposed two storey rear extension and front dormer – Refused

2022/0810:
Certificate of Lawfulness for a proposed two-storey rear extension – Refused

2022/0572:
Certificate of Lawfulness for a proposed two-storey rear extension – Refused


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of a semi-detached dormer bungalow off Hillcrest Road, Langho. There is a driveway area and ramp leading to access at the front, narrow pedestrian access via the side and a larger garden to the rear inclusive of an existing conservatory. The adjacent dwelling to the east is 10 Hillcrest Road, with the adjoining dwelling to the west 6 Hillcrest Road.

The site falls within no existing constraints or Local Plan allocations, although it does sit immediately north of a large field which forms part of the existing Green Belt.


	Proposed Development for which consent is sought:

The proposal seeks a Certificate of Lawfulness for a two-storey rear extension following demolition of the existing conservatory incorporating a reverse gable roof-form off the existing roof. The ridge height matches that of the existing ridge height, with the full length of the newly created ridge-line at approximately 7200mm. The rear extension comes off the rear elevation by 2340mm and is slightly narrower than the existing dwelling at 9610mm, stepped in by approximately 600mm on either side. The two-storey extension would accommodate a larger kitchen/diner area at ground floor inclusive of 2no. windows and rear doors leading into the garden, and an additional bedroom at 1st floor with full floor-to-ceiling windows. The materials proposed are matching brick to the elevations, matching white uPVC to window and door frames, and matching low profile roof tiles.


	Assessment

Assessment of proposal in relation to the provisions of Schedule 2 Part 1 Classes A and B of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended):

In order to be permitted development, the proposed development needs to satisfy a number of criteria as comprised in Part 1 Classes A and B of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as amended) for the enlargement, improvement or other alteration of a dwellinghouse. 

Class A – enlargement, improvement or other alteration of a dwellinghouse

Permitted Development

A. The enlargement, improvement or other alteration of a dwellinghouse. 

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

1. Permission to use the dwellinghouse as a dwellinghouse has been granted only by virtue of Class G, M, MA, N, P, PA or Q of Part 3 of this Schedule (changes of use);

Permission for use as a dwellinghouse has not been granted only by virtue of Class G, M, MA, N, P, PA or Q of Part 3 of this Schedule. 

1. As a result of the works, the total area of ground covered by buildings within the curtilage of the dwellinghouse (other than the original dwellinghouse) would exceed 50% of the total area of the curtilage (excluding the ground area of the original dwellinghouse); 

The proposed extension would not exceed 50% of the total area of curtilage of the property. 

1. The height of the part of the dwellinghouse enlarged, improved or altered would exceed the height of the highest part of the roof of the existing dwellinghouse; 

The height of the proposed two-storey rear extension would not exceed the height of the existing dwelling.

1. The height of the eaves of the part of the dwellinghouse enlarged, improved or altered would exceed the height of the eaves of the existing dwellinghouse; 

The height of the eaves of the proposed extension would not exceed the height of the eaves of the existing dwellinghouse. 

1. The enlarged part of the dwellinghouse would extend beyond a wall which – 

i. Forms the principal elevation of the original dwellinghouse; or
ii. Fronts a highway and forms a side elevation of the original dwellinghouse;

The proposed two-storey rear extension would not extend beyond a wall which forms the principal elevation of the original dwellinghouse or fronts a highway and forms a side elevation of the original dwellinghouse. 

h) The enlarged part of the dwellinghouse would have more than a single storey and

i. Extend beyond the rear wall of the original dwellinghouse by more than 3m, or
ii. be within 7m of any boundary of the curtilage of the dwellinghouse opposite the rear wall of the dwellinghouse; 

The proposed two-storey rear extension does not extend beyond the rear wall of the original dwellinghouse by more than 3m; the rear projection is 2340mm. In addition, the extension would not sit within 7m of the boundary of the curtilage opposite the rear wall of the dwelling house.  

i) The enlarged part of the dwellinghouse would be within 2m of the boundary of the curtilage of the dwellinghouse, and the height of the eaves of the enlarged part would exceed 3m; 

Whilst the proposed two-storey rear extension does sit within 2m of the boundary of the curtilage of the dwellinghouse, the height of the eaves does not exceed 3m and instead sits at approximately 2200mm. 

j) The enlarged part of the dwellinghouse would extend beyond a wall forming a side elevation of the original dwellinghouse, and would – 

i. (Exceed 4m in height, 
ii. Have more than a single storey, or
iii. Have a width greater than half the width of the original dwellinghouse;

The proposed extension would not extend beyond a wall forming a side elevation of the original dwellinghouse. 

j) 
a) Any total enlargement (being the enlarged part together with any existing enlargement of the original dwellinghouse to which it will be joined) exceeds or would exceed the limits set out in sub-paragraphs (e) to (j);

The proposed development would not adjoin or enlarge an existing extension. 

k) It would consist of or include: 

i. The construction or provision of a verandah, balcony or raised platform,
ii. The installation, alteration or replacement of a microwave antenna,
iii. The installation, alteration or replacement of a chimney, flue or soil and vent pipe, or
iv. An alteration to any part of the roof of the dwellinghouse;

The proposed development would not include any of the above criteria, although it does incorporate an addition to the roof to be assessed under Class B. 

A.3 Development is permitted by Class A subject to the following conditions – 

a) the materials used in any exterior work (other than materials used in the construction of a conservatory) shall be of a similar appearance to those used in the construction of the exterior of the existing dwellinghouse; 

The proposed extension would be finished in materials to match the existing dwellinghouse, including matching red finishing brickwork and white uPVC or white aluminium windows and doors, and matching low-profile tiles. 

b) the development must not include a window in any wall or roof slope forming a side elevation of the dwellinghouse

The proposed development would not include a window in any wall or roof slope forming a side elevation. 

c) where the enlarged part of the dwellinghouse has more than a single storey, or forms an upper storey on an existing enlargement of the original dwellinghouse, the roof pitch of the enlarged part must, so far as practicable, be the same as the roof pitch of the original dwellinghouse

It is noted that the applicant seeks to incorporate a reverse gable off the rear elevation of the existing dual-pitched roof. As noted within the applicant’s submission documents, there is often a variety of interpretations afforded to this condition. In this case, Officers have considered the applicants position that the orientation and style of the roof is irrelevant to the above condition, and it is only possible to consider the pitch (that being the angle of the roof slope). 

The position the Local Authority are taking is one in agreement – that, whilst it is noted the two pitches are at a right angle to one another, the pitch of both the existing dual-pitch roof and of the proposed reverse gable would effectively be the same at 28 degrees. As such the proposal is considered to comply with this condition. 

--

Class B – additions etc to the roof of a dwellinghouse

Permitted Development

B. The enlargement of a dwellinghouse consisting of an addition or alteration to its roof. 

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

a) permission to use the dwellinghouse as a dwellinghouse has been granted only by virtue of Class G, M, MA, N, P, PA or Q of Part 3 of this Schedule (changes of use);

Permission for use as a dwellinghouse has not been granted only by virtue of Class G, M, MA, N, P, PA or Q of Part 3 of this Schedule. 

b) any part of the dwellinghouse would, as a result of the works, exceed the height of the highest part of the existing roof;

No part of the dwellinghouse as a result of the proposed works would exceed the height of the highest part of the existing roof. 

c) any part of the dwellinghouse would, as a result of the works, extend beyond the plane of any existing roof slope which forms the principal elevation of the dwellinghouse and fronts a highway;

No part of the dwellinghouse as a result of the proposed works would extend beyond the plane of the existing roof slope which forms a principal elevation of the dwellinghouse and fronts a highway. 

d) the cubic content of the resulting roof space would exceed the cubic content of the original roof space by more than—
i. 40 cubic metres in the case of a terrace house, or
ii. 50 cubic metres in any other case;

The additional cubic content created by way of alteration to the roof space is approximately 41.6m3.
This has been reviewed and is deemed to be correct. 

e) it would consist of or include—
i. the construction or provision of a verandah, balcony or raised platform, or
ii. the installation, alteration or replacement of a chimney, flue or soil and vent pipe; or

f) the dwellinghouse is on article 2(3) land.

The proposal does not include any of the above nor is it sited on article 2(3) land. 

Compliance with Part 2 Class B also involves compliance with the below noted conditions. 

a) the materials used in any exterior work must be of a similar appearance to those used in the construction of the exterior of the existing dwellinghouse;

The materials proposed are considered to be of a similar appearance to those used in the construction of the exterior of the existing dwellinghouse. 

b) the enlargement must be constructed so that—
i. other than in the case of a hip-to-gable enlargement or an enlargement which joins the original roof to the roof of a rear or side extension—
a) the eaves of the original roof are maintained or reinstated; and
b) the edge of the enlargement closest to the eaves of the original roof is, so far as practicable, not less than 0.2 metres from the eaves, measured along the roof slope from the outside edge of the eaves; and
ii. other than in the case of an enlargement which joins the original roof to the roof of a rear or side extension, no part of the enlargement extends beyond the outside face of any external wall of the original dwellinghouse; and
c) any window inserted on a wall or roof slope forming a side elevation of the dwellinghouse must be—
i. obscure-glazed, and
ii. non-opening unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed.

In this sense it is considered the proposal is compliant with all of the above conditions. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That a Certificate of Lawfulness for a proposed two storey rear extension be granted. 
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