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This planning statement forms part of the certificate of lawfulness application for permitted 

development extensions, outbuilding (garage), and garage conversion at Harden Lodge, 

Dunford Road, Holmfirth, HD9 2RZ. 

Before considering the eligibility of this application it’s important to note the property still 

retains the benefit of permitted development rights.   

The recent planning approval 2019/0581, granted on 24th January 2020 conditioned the 

removal of permitted development rights;  

4. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 2015 (or any Order revoking or re-enacting 

that Order with or without modification), no enlargement, improvement or 

other alteration of the dwelling or any existing outbuildings on the site which 

would otherwise be permitted by Part 1 of Schedule 2 to that Order shall be 

carried out without the prior written consent of the Local Planning Authority, 

and no garages or other outbuildings shall be erected.  

Reason:  To safeguard the openness and visual amenities of the Green Belt in 

accordance with Local Plan Policy GB1 Protection of Green Belt 

This approval however has not been implemented and therefore we contend the subject 

property still retains the benefit of permitted development rights. 

 

PROPOSALS 

This application is split into three specific aspects; 

1/ Proposed single Storey Rear Extension 

2/  Proposed Garage conversion 

3/  Erection of a detached garage 

We contend all three of these proposals fall within permitted development rights. 

These three aspects are addressed individually as follows; 

 

Proposed Single Storey Rear Extension 

The proposed single storey extension falls under Schedule 2, Permitted development rights.  

PART 1 Development within the curtilage of a dwellinghouse. Class A – enlargement, 

improvement or other alteration of a dwellinghouse. 

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

(a)permission to use the dwellinghouse as a dwellinghouse has been granted only by virtue of Class M, N, 

P or Q of Part 3 of this Schedule (changes of use); 

The property was not granted only by virtue of Class M, N, P or Q of Part 3 
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(b)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 property has an extensive domestic curtailage as indicated on the OS location and block plans.  

Previous extensions taking into account these proposals do not exceed 50% of the total area of the 

curtilage (excluding the ground area of the original dwellinghouse). 

(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; 

It doesn’t 

(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; 

It doesn’t 

(e)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; 

It doesn’t, the principle elevation is clearly noted on the existing block plan. 

(f)subject to paragraph (g), the enlarged part of the dwellinghouse would have a single storey and— 

(i)extend beyond the rear wall of the original dwellinghouse by more than 4 metres in the case of a 

detached dwellinghouse, or 3 metres in the case of any other dwellinghouse, or 

(ii)exceed 4 metres in height; 

The proposed extension projects 4 meters beyond the original rear wall.  The proposed height does not 

exceed 4meter – refer to proposed floor plans and elevations. 

(g)for a dwellinghouse not on article 2(3) land nor on a site of special scientific interest, the enlarged part of 

the dwellinghouse would have a single storey and— 

(i)extend beyond the rear wall of the original dwellinghouse by more than 8 metres in the case of a 

detached dwellinghouse, or 6 metres in the case of any other dwellinghouse, or 

(ii)exceed 4 metres in height; 

The property is detached, the proposed extension does not extend beyond the original dwellinghouse by 

more than 8meter or exceed 4 meters in height. 

(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 opposite the rear wall of the 

dwellinghouse; 
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The proposed extension is single storey. 

(i)the enlarged part of the dwellinghouse would be within 2 metres of the boundary of the curtilage of the 

dwellinghouse, and the height of the eaves of the enlarged part would exceed 3 metres; 

The proposed extension is not within 2 meters of the boundary. 

(j)the enlarged part of the dwellinghouse would extend beyond a wall forming a side elevation of the 

original dwellinghouse, and would— 

(i)exceed 4 metres in height, 

(ii)have more than a single storey, or 

(iii)have a width greater than half the width of the original dwellinghouse; or 

The proposed extension is a rear 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. 

None of the above apply 

A.2  In the case of a dwellinghouse on article 2(3) land, development is not permitted by Class A if— 

(a)it would consist of or include the cladding of any part of the exterior of the dwellinghouse with stone, 

artificial stone, pebble dash, render, timber, plastic or tiles; 

Cladding is not proposed 

(b)the enlarged part of the dwellinghouse would extend beyond a wall forming a side elevation of the 

original dwellinghouse; or 

(c)the enlarged part of the dwellinghouse would have more than a single storey and extend beyond the rear 

wall of the original dwellinghouse. 

The proposed extension is single storey and does not extend beyond a side wall. 

Conditions 

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) 

must be of a similar appearance to those used in the construction of the exterior of the existing 

dwellinghouse; 

Materials used will replicate existing 
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(b)any upper-floor window located in 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; and 

(c)where the enlarged part of the dwellinghouse has more than a single storey, the roof pitch of the 

enlarged part must, so far as practicable, be the same as the roof pitch of the original dwellinghouse. 

No upper floor windows. 

Roof pitch to replicate existing 

 

Proposed Garage conversion 

Class A, as above, also covers the installation of windows.  The proposed garage 

conversion is not being enlarged. 

 

Erection of a Detached Garage 

The proposed erection of the detached garage falls also under Schedule 2, Permitted 

development rights.  PART 1 Development within the curtilage of a dwellinghouse. Class E –

– buildings etc incidental to the enjoyment of a dwellinghouse 

The proposed use is a garage (a building/enclosure) which is deemed incidental to the 

enjoyment of the dwellinghouse. 

This class has the following conditions; 

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

(a)permission to use the dwellinghouse as a dwellinghouse has been granted only by virtue of Class M, N, 

P or Q of Part 3 of this Schedule (changes of use); 

It hasn’t 

(b)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); 

As noted above and on the OS plans the property has an extensive domestic curtailage.  Previous 

extensions taking into account these proposals do not exceed 50% of the total area of the curtilage 

(excluding the ground area of the original dwellinghouse). 
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(c)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 located to the side of the property set back from the principle elevation. 

(d)the building would have more than a single storey; 

The building is single storey 

(e)the height of the building, enclosure or container would exceed— 

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

The proposed building has a duo pitch roof and does not exceed 4m high. 

(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 building is 2250mm from the boundary. 

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

The eaves height, as noted on the proposed garage plan is 2500mm. 

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

The building is not listed.  

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

The proposed building does not include a verandah, balcony or raised platform.  

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

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

Neither apply. 

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

(a)an area of outstanding natural beauty; 

(b)the Broads; 

(c)a National Park; or 

(d)a World Heritage Site, 

None of the above 4 apply 

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 building is situated circa 5.8m from the gable of the original dwelling. 
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E.3  In the case of any land within the curtilage of the dwellinghouse which is article 2(3) 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. 

To our knowledge the land is not article 2(3) land. 

Interpretation of Class E 

E.4.  For the purposes of Class E, “purpose incidental to the enjoyment of the dwellinghouse as such” 

includes the keeping of poultry, bees, pet animals, birds or other livestock for the domestic needs or 

personal enjoyment of the occupants of the dwellinghouse. 

The proposed garage is a purpose incidental to the personal enjoyment of the occupants of the 

dwellinghouse 

 

CONCLUSION 

We contend the proposals comply with permitted development rights and as such should be 

granted a certificate of lawfulness. 

Should the local authority require any clarification please don’t hesitate to contact Paul 

Matthews Architectural. 

It would be appreciated if you could contact Paul Matthews Architectural prior to drafting up 

your recommendation for determination. 

 

 


