Target Date: 	2nd October 2019 11 September 2020
Address: 		29 Argyle Street, Reading, RG1 7YP
Application No: 	200909
Case Officer: 	Mr James Schofield
Proposal: 	Lawful Development Certificate for a Proposed second storey rear extension.
Plans Submitted
The applicant supplied the following;
Dwg No: 19125PP-20 Permitted First Floor Plan
Dwg No: 19125PP-21 Permitted Elevations
Dwg No: 19125PP-22 Proposed First Floor Plan
Dwg No: 19125PP-23 Proposed Elevations
Dwg No: 19125PP-24 Location Plan
Dwg No: 19125PP-25 Block Plan
As received 30 June 2020
Relevant Planning History
200174  Single-storey rear & side extension, plus internal alterations.  Granted 18/8/20. Amended to remove the first floor element of the extension.

[bookmark: _GoBack]Summary of Consultations
No consultations were undertaken as it is not required for an application of this type.
Relevant Planning Policy and Guidance
National Planning Practice Guidance
The Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO)
Permitted development rights for householders – Technical Guidance
Assessment
A Certificate of Lawfulness for a proposed development has been submitted as the applicant considers the proposal falls within the permitted development rights of the property. 
The proposed must be assessed to ensure that it complies with the conditions of Class A, Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015, which relates to the ‘enlargement, improvement or other alteration of a dwellinghouse’.
	The relevant conditions of the GPDO for a more than single storey rear extension, which is not listed or in a conservation area to be considered to be permitted development is set out in Class A para (h).

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 3 metres, or 
(ii) be within 7 metres of any boundary of the curtilage of the dwellinghouse being enlarged which is opposite the rear wall of that dwellinghouse 

This means that the enlarged part of the house could be a two storey extension to a house, or might comprise the addition of a storey onto a part of the house which has already been enlarged through permitted development - for example, the addition of a second storey onto an existing single storey extension. The entire enlarged part of the house must not extend beyond the rear wall by more than 3 metres for the development to qualify as permitted development. Measurement of the extension beyond the rear wall should be made from the base of the rear wall of the original house that the enlargement extends beyond. 

Other limits in Class A also apply where relevant, for example the height limits in (c) 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 and (d) 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 limits applying to an enlargement of a house by more than one storey will apply in all cases where the enlarged part of the house includes any part that is of more than one storey. If a house has an existing, single storey, ground floor extension that was not part of the original house, and which extended beyond the rear wall by more than 3 metres, then it would not be possible to add an additional first floor extension above this without an application for planning permission - because the enlarged part of the house would then consist of more than one storey and would extend beyond a rear wall by more than 3 metres.

[image: ] [image: ]Extracts from plans 1912PP-22 & 23

In this case the existing single storey rear exceeds 3 metres but the first floor would be set back slightly to not exceed 3 metres so this requirement is met. 

However, in addition, where the extension or enlarged part of the house has more than one storey, it must be a minimum of 7 metres away from any boundary of its curtilage which is opposite the rear wall of the house being enlarged.
[image: ]Extract from plan 19125PP-25
This requirement is not met. While the main rear boundary is over 7 metres away the step in the boundary nearest to the house is not. 
Finally, where any part of a proposed extension to a house is within 2 metres of the boundary of its curtilage, then the maximum height of the eaves that is allowed for the proposal (or, if adding to an existing extension, the whole enlarged part), is 3 metres.
[image: ]Extract from elevation drawing 19125PP-23.
The new eaves will be over 3 metres in height and are within 2 metres of the site boundary. 
The application also refers to Part B Alterations to roof but as the application fails against Class A this has been given no further consideration. 
RECOMMENDATION
Refuse Certificate as fails to be permitted development when assessed against the Town and Country Planning Act 1990 (as amended) and Class A Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015 due to proximity to rear boundary and height of eaves within 2 metres of the side boundary.
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