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Preface

The purpose of this book is to provide technical, regulatory and practical guidance on
loft conversions in single-family dwellings. It is the most comprehensive book of its
sort and is the result of extensive research and consultation with regulatory bodies and
practitioners.

Since the publication of the first edition in 2006, Loft conversions has become established
as the definitive source of guidance for architects, builders, surveyors and others
professionally involved in the process of loft conversions.

This extensively-updated second edition takes into account significant changes to
Building Regulations and planning law that have taken place since the first edition was
published. It also contains a new section on sustainability and zero carbon approaches to
loft conversions.

John Coutts
October 2012
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Planning and legal
considerations

This chapter examines the influence of planning and other legal mechanisms on the loft
conversion process in England. Obligations imposed by the Building Regulations are
considered in Chapter 2.

The controls and mechanisms examined both here and in Chapter 2 are largely separate
from each other. Planning and building control, for example, are administered indepen-
dently. Approvals granted under one mechanism do not automatically confer rights under
another, nor are they intended to. Building Regulations and planning law have specific and
generally unrelated aims.

PERMITTED DEVELOPMENT

Most loft conversions are carried out under permitted development legislation. Where
permitted development rights exist, no specific application for planning permission is
required, provided that work is carried out in accordance with the legislation. Permitted
development rights apply to dwellinghouses only. A loft conversion in a building containing
one or more flats, or a flat contained within such a building, would require planning
permission. The following section considers current permitted development legislation for
England only.

Permitted development law

Permitted development legislation is set out in The Town and Country Planning (General
Permitted Development) (Amendment) (No. 2) (England) Order 2008. This came into
force on 1 October 2008 and represents the first major change in planning law relevant to
small-scale domestic building works, such as loft conversions, since 1995.

One of the notable features of the 2008 General Permitted Development Order (GPDO
2008) is that it is rather more generous in its scope than the earlier legislation. It dispenses
with the principle of a whole-dwelling volume allowance (at least as far as loft conversions
are concerned) and only the volume of the roof is now considered (Fig. 1.1). A ground
floor extension to a dwellinghouse, whether proposed or existing, no longer counts against
a loft conversion.

Loft Conversions, Second Edition. John Coutts.
© 2013 John Coutts. Published 2013 by Blackwell Publishing Ltd.



2 Loft Conversions

Maximum addition to original roof space:

m3 (terrace)

No higher than highest "
/ 50 m3 (semi-detached and detached)

part of existing roof

20 cm from eaves to edge of
enlargement measured along
roof slope (guttering excluded)

Fig. 1.1 Permitted development (England): primary constraints.

Reproduced below are three extracts from The Town and Country Planning (General
Permitted Development) (Amendment) (No. 2) (England) Order 2008. All are relevant, or
potentially relevant, to loft conversions. The meaning and implications of the GPDO 2008
are considered in the next section.

Class B

Permitted development

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

Development not permitted

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

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

(b) 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 dwelling-
house and fronts a highway;

(c) the cubic content of the resulting roof space would exceed the cubic content of the
original roof space by more than —

(i) 40cubic metres in the case of a terrace house, or

(ii) 50 cubic metres in any other case;
(d) it would consist of or include —

(i) the construction or provision of a veranda, balcony or raised platform, or

(ii) the installation, alteration or replacement of a chimney, flue or soil and vent pipe; or
(e) the dwellinghouse is on article 1(5) land.



Planning and legal considerations 3

Conditions

B.2 Development is permitted by Class B subject to the following conditions -

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

(b) other than in the case of a hip-to-gable enlargement, the edge of the enlargement
closest to the eaves of the original roof shall, so far as practicable, be not less than
20 centimetres from the eaves of the original roof; and

(c) any window inserted on a wall or roof slope forming a side elevation of the dwelling-
house shall 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.

Interpretation of Class B

B.3 For the purposes of Class B ‘resulting roof space’ means the roof space as enlarged,
taking into account any enlargement to the original roof space, whether permitted by this
Class or not.

Class C

Permitted development

C. Any other alteration to the roof of a dwellinghouse.

Development not permitted

C.1 Development is not permitted by Class C if -

(a) the alteration would protrude more than 150 millimetres beyond the plane of the
slope of the original roof when measured from the perpendicular with the external
surface of the original roof;

(b) it would result in the highest part of the alteration being higher than the highest part
of the original roof; or

(c) it would consist of or include -

(i) the installation, alteration or replacement of a chimney, flue or soil and vent pipe, or
(ii) the installation, alteration or replacement of solar photovoltaics or solar thermal
equipment.

Conditions

C.2 Development is permitted by Class C subject to the condition that any window located
on a roof slope forming a side elevation of the dwellinghouse shall be -
(a) obscure-glazed; and
(b) 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.



4 Loft Conversions

Class G

Permitted development

G. The installation, alteration or replacement of a chimney, flue or soil and vent pipe on a
dwellinghouse.

Development not permitted

G.1 Development is not permitted by Class G if -
(a) the height of the chimney, flue or soil and vent pipe would exceed the highest part of
the roof by 1 metre or more; or
(b) in the case of a dwellinghouse on article 1(5) land, the chimney, flue or soil and vent
pipe would be installed on a wall or roof slope which —
(i) fronts a highway, and
(ii) forms either the principal elevation or a side elevation of the dwellinghouse.

Commentary on permitted development provisions — England

A degree of caution should be exercised when exercising rights associated with permitted
development. Where any doubt exists, clarification should be sought from the local
planning authority and a Lawful Development Certificate obtained (see p. 13) before
undertaking any work.

Permitted development rights are not universal: they do not apply to flats, for example,
nor do they apply to dwellinghouses on designated land (see section on Article 1(5) land,
below). It is also emphasised that development that is not permitted under one class may
be permitted development under another: chimneys, soil pipes and solar panels all fall
into this category.

It should also be noted that interpretation of the GPDO varies considerably between
local planning authorities. Areas of inconsistency include:

= Raising a party wall (see also appeal decision letter in Appendix C)
m Providing a highway-facing roof window in a dwelling in a conservation area

There are also risks when working at the volume limits of permitted development. A local
planning authority has discretionary powers to take enforcement action if; in its view, there
is an unacceptable breach of planning control. In cases where any degree of doubt exists,
therefore, it is prudent to consult the local planning authority before work commences.

The Department for Communities and Local Government has sought to clarify some of
the 2008 provisions and has published two supporting documents. These are: Changes to
Householder Permitted Development 1 October 2008 — Informal Views from Communities
and Local Government (this document has now been superseded) and Permitted develop-
ment for householders — Technical guidance (published August 2010). The latter document
is described as ‘CLG guidance’ where it is referenced below.

The following section highlights areas that require consideration in the 2008 GPDO.



