APPLICATION NUMBER: 25/00824/CPL

DELEGATED DECISION CHECKLIST AND REPORT

APPLICATION NO.
25/00824/CPL

CASE OFFICER
Aimee Bovaird

DETERMINATION DATE 03.10.2025 EXT OF TIME

Address: Cajetan Bungalow Moss Lane Middleton Rochdale M24 1WY

Proposal: Application for a certificate of lawfulness for conversion of an existing
garage to provide an additional HMO bedroom to an existing C4 HMO.
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CHECKED AND SIGNED OFF BY: RK DATE: 20/10/2025

SITE

This site is located at Cajetan Bungalow, Moss Lane. This is a single storey dwelling
finished in red brick and the surrounding area is highly residential. The dwelling
benefits from two allocated car spaces.

The site is located within the Defined Urban Area.

PROPOSAL

The application seeks permission for a certificate of lawfulness for the conversion of
an existing garage to provide an additional HMO bedroom to an existing C4 HMO.

The existing garage doors are to be infilled with brick to match the existing dwellings
and two new upvc windows will be inserted on the front elevation.

RELEVANT PLANNING POLICY

The Town and Country Planning Act (1990)
S.192 - Certificate of lawfulness of proposed use or development

The Town and Country Planning (Use Classes) (Amendment) (England) Regulations
2020 (“the UCO Amendment Regulations”)

RELEVANT SITE HISTORY

N/A

CONSULTATION RESPONSES

Not applicable.

REPRESENTATIONS

In accordance with the Council’s Code of Publicity for Planning Applications, no
publicity was undertaken for this application. No comments have been received by
the council.

ANALYSIS

The proposed development will change the existing garage into an additional
bedroom for the existing 4 bedroom HMO and create a 5 bedroom HMO.

Under The Town and Country Planning (General Permitted Development) (England)
Order 2015 Schedule 2 Part 1 Class A covers the enlargement, improvement or
alterations to a dwellinghouse.

An HMO is considered a dwellinghouse as established under the Brent v Secretary of
State [2022] EWHC 2051 case, the Planning Inspector concluded that a Class C4
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HMO (House in Multiple Occupation) qualifies as a “dwellinghouse” under the
General Permitted Development Order (GPDO).

This is as its operated in a manner akin to a single household, it has the
characteristics of a self-contained unit of accommodation as where someone can live
independently. This result is facilities for sleeping, cooking, sanitation and has the
ability to function as a home for its occupants. Therefore Class C4 qualifies as a
dwellinghouse and under the GDPO permitted development rights apply.

Class A of Part 1 of Schedule 2 of the GPDO allows for the enlargement,
improvement or other alteration of a house subject to it not being contrary to any of
the following criteria:

(a) Permission to use the dwellinghouse as a dwelling has not been granted only
by virtue of Class M,N,P, PA or Q of Part 3 of the GPDO

Complies

[ ] Does Not Comply

(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).

Complies

[ | Does Not Comply

(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.

Complies

[ ] Does Not Comply

(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.

Complies

[ ] Does Not Comply

(e) The enlarged part of the dwellinghouse would extend beyond a wall which -
(1) Forms the principal elevation or
(i) Fronts a highway and forms a side elevation of the original
dwellinghouse.

Complies

[ ] Does Not Comply

(f) Subject to Paragraph (g), the enlarged part of the dwellinghouse would have
a single storey and extend beyond the rear wall of the original dwellinghouse
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by more than 4 metres in the case of a detached dwellinghouse, or 3 metres
in the case of any other dwellinghouse, or exceed 4 metres in height.

Complies

[ ] Does Not Comply

(g) For a dwellinghouse not on article 2(3) land or a site of special scientific
interest, the enlarged part of the dwellinghouse would have a single storey
and —

0] 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

(i) exceed 4 metres in height.

Complies

[ ] Does Not Comply
Not applicable

Note — This application does not propose a larger home extension and
paragraph (g) is therefore not applicable.

(h) The enlarged part of the dwellinghouse would have more than a single storey
and extend beyond the rear wall of the original dwellinghouse by more than 3
metres, or be within 7 metres of any boundary of the curtilage of the
dwellinghouse opposite the rear wall of the dwellinghouse.

Complies

[ ] Does Not Comply

Not applicable

Note — This application does not propose an extension with more than a single
storey and paragraph (h) is therefore not applicable.

(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.

Complies

[ ] Does Not Comply
()) The enlarged part of the dwellinghouse would extend beyond a wall forming a
side elevation of the original dwellinghouse, and would exceed 4 metres in

height, have more than a single storey or have a width greater than half the
width of the original dwellinghouse; or

Complies

[ ] Does Not Comply
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(ja) (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);

Complies

[ | Does Not Comply

(k) it would consist of or include

0] the construction or provision of a veranda, balcony or raised platform,

(i) 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

Complies

[ ] Does Not Comply

(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;

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

(© the enlarged part of the dwellinghouse would have more than a single
storey and extend beyond the rear wall of the original dwellinghouse;
or

(ca) 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
(b) and (c)

Complies

[ ] Does Not Comply

Conditions

Paragraph A.3 of the above order stipulates that development is permitted by Class
A subiject 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;

Complies
[ ] Does Not Comply

[ | Details not provided
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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
il. 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

Complies
[ | Does Not Comply
[ | Details not provided
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.

Complies

[ ] Does Not Comply

[ ] Details not provided

Recommendation:

The proposal constitutes permitted development by virtue of compliance with the
requirements of Schedule 2, Part 1, Class A of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended) and a
certificate of lawfulness can be issued.

For the avoidance of doubt, the decision relates to the following drawings:-
- Location Plan
- Proposed Floor Plans 05A

- Proposed Elevations 06A
- Proposed Section A-A 07A

Report Author Aimee Bovaird
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