
Delegated Application Report  Target Date: 27/12/2024   
  
Address: Warren Creek, The Warren, Caversham, Reading, RG4 7TQ 
Application No: PL/24/1461      (Certificate of Lawfulness for a Proposed use)  
Proposal: Single storey ground floor extension on east elevation and dormer roof extension 
on eastern roofslope (amended description). 
Case Officer: Jonathan Markwell   
  

  
1. Introduction  

 
1.1 The site is located on the south side of The Warren and includes an existing dwelling 

house close to the riverbank of the River Thames. Unusually, there is also a creek 
running through the middle of the site, which filters into the Thames further to the east. 
The site is roughly rectangular in shape, close to 100m in length (north to south) and 
varying from just in excess of 10m (at the northern boundary) to around 30m (in the 
mid-point of the site) in width. As well as the dwelling house, there is also a garage 
and two ancillary structures within the plot. Although the dwelling does not appear to 
have any planning history relating to its creation/use as a dwelling, it has been 
established that a structure of the same shape of the main building is shown on the 
1930 historical map, adjacent to an annotation referencing “Boat Houses”, while the 
1950 basemap explicitly specifies Warren Creek, with a separate boat house to the 
west. Council Tax records also specify that a residential banding exists at the site. In 
addition, officer site visits on 23/11/2023 (as part of a separate application at the site) 
and 14/11/2024 (as part of this application) established that in practice the unit is in 
residential use. Therefore, the local planning authority has no evidence itself, nor any 
from others, to contradict or otherwise make the applicant’s version of events that this 
is a residential property less than probable, there is no good reason to resist this being 
considered as a residential dwelling. Accordingly, it is considered reasonable for the 
proposals to be considered as an existing dwellinghouse.    

 

       
 
 
1.2 The application site contrasts from its neighbours and the overriding pattern of 

development where properties are predominantly set well back from the riverbank. The 
site is within an identified major landscape feature area (Policy EN13 of the Reading 
Borough Local Plan 2019), specifically the Thames Valley area, and an area of 
identified biodiversity interest (Policy EN12). The site is also within Flood Zone 3 
(Policy EN18), with the aforementioned unusual feature of a creek leading into the 
River Thames running through the site. Moreover, separate correspondence with the 
Environment Agency as part of separate application 231270 has confirmed that the 
site is within flood zone 3b (functional floodplain).  

 



1.3 The site is subject to TPO 97/07 which includes 3 trees on the site (one Ash, One Oak 
and one Ash-leaved maple).  There is also a Woodland TPO (96/07) next door to the 
east at Creek House, that being on the land adjacent to the river.  

 
1.4 The site is also on a ‘treed corridor’ as defined in the adopted Tree Strategy.  

Furthermore, the site is within an area with known archaeological potential (Policy 
EN2).  

 
1.5 There are significant topography changes at the site, with the land rising steeply to the 

north of the site, adjacent to The Warren highway, with vehicular access at this point 
leading down to the garage. The site is within the Caversham Heights ward of the 
Borough. 

 
1.6 The Warren is a designated cycle route (Policy TR4). The River Thames is a green 

corridor (Policy EN12) and a waterspace (Policy EN11 - Waterspaces).  
 

2. Proposal 
 
2.1 The application seeks a certificate of lawfulness for proposed use for a single storey 

ground floor extension on the east elevation of the building, together with the creation of a  
dormer roof extension on current eastern roofslope form of the structure. Such works are 
sought under Classes A & B of the Town and Country Planning (General Permitted 
Development) (England) Order 2015. 

 

 
 

   
Existing and proposed floor plans and roof plans (above) and elevations (below) 



  

  

  

  
 

2.2 At the outset of the application the originally sought proposals also sought to install 
rooflights on the western roofslope and the submitted plans showed differences to the 
existing chimney. Larger footprint extensions (both the ground floor and roof dormer) were 
also originally proposed. The rooflights and changes to the chimney have been omitted 
during the course of the application, while the extensions were reduced in footprint 
following officer feedback. The applicant has been provided with the opportunity to submit 
revised plans, following initial officer feedback which advised that the proposals did not 
comply with the permitted development regulations in a number of ways. In addition, 
inaccuracies identified on the originally submitted existing plans have been rectified.  

 

2.3 Plans submitted: 
 

01-01 Rev 1 – Site Location Plan 
02-01 Rev 1 – Site Plan Existing 
02-02 Rev 1 – Site Plan Demolition 
02-03 Rev 1 – Site Plan Proposed 
03-01 Rev 2 – Existing Ground Floor 
03-02 Rev 1 – Existing Roof Plan 
03-03 Rev 3 – Proposed Ground Floor Plan 
03-04 Rev 2 – Proposed First Floor Plan 
03-05 Rev 2 – Proposed Roof Plan 
05-01 Rev 2 – Existing Elevation Sheet 1 of 2 



05-02 Rev 2 – Existing Elevation Sheet 2 of 2 
05-03 Rev 3 – Proposed Elevation Sheet 1 of 2 
05-04 Rev 3 – Proposed Elevation Sheet 2 of 2 
05-05 Rev 2 – Long Site Elevation  
As all received on 18/11/2024 

 
2.4 Other information submitted: 

 
Application form Ref PP-13531159, dated and received 01/11/2024 
Warren Creek, Reading, RG4 7TQ GPDO Compliance Statement by Colony Ref 1011- 
Rev A, dated October 2024, as received 01/11/2024 
Email from Colony Architects Ltd Ref ‘Re: Warren Creek, The Warren, Reading 
(PL/24/1461)’, dated and received 18/11/2024 

 
3 Relevant Planning History:  

 
3.1 PL/24/0705 – Single storey ground floor extension on east elevation, dormer roof 

extensions on eastern and western roofslopes and porch extension on north elevation. 
Certificate of Lawfulness (Proposed) Refused 30/07/2024.  

 
3.2 PL/23/1270 - Demolition of existing dwelling and outbuildings and the erection of a4-

bed detached dwelling with garage. Full Planning Permission refused 13/09/2024.   
 
3.3 PL/24/1108 - Extensions to existing dwelling (See submitted plans), works are either 

class A, B, C or D as set out in the Town and Country Planning (General Permitted 
Development) (England) Order 2015. Withdrawn 30/09/2024.  

  
4 Summary of Consultations: 

  
4.1 No consultations were undertaken as it was not considered to be required for an 

application and proposal of this type.    
  
5 Relevant Planning Policy & Guidance:  
 
5.1 Planning Practice Guidance (PPG) on Lawful Development Certificates (2014 

onwards) sets out the procedure for assessing applications for certificates of 
lawfulness:  

 
A local planning authority needs to consider whether, on the facts of the case and 
relevant planning law, the specific matter is or would be lawful. Planning merits are not 
relevant at any stage in this particular application or appeal process. 

Paragraph: 009 Reference ID: 17c-009-20140306 

Revision date: 06 03 2014 

5.2 In addition to the PPG, there is also the ‘Permitted development rights for 
householders Technical Guidance’ (September 2019), which gives an explanation of 
the rules on permitted development for householders, what these mean and how 
they should be applied in particular sets of circumstances. 

6 Assessment:  
 



6.1 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 
dwelling, which as per the introduction section above is considered to be a dwelling.   

  
6.2 The proposal must be assessed to ensure that it complies with the conditions of Class 

A (single storey ground floor extension on the east elevation) and Class B (Dormer 
roof extensions on the eastern roofslope of the existing main building) of Part 1, 
Schedule 2 of the Town and Country Planning (General Permitted Development) Order 
2015 (as amended) (GPDO), which relates to ‘enlargement, improvement or other 
alteration of a dwellinghouse’ (Class A) and ‘the enlargement of a dwellinghouse 
consisting of an addition or alteration to its roof’ (Class B). 

 
6.3 For ease of reference, the regulations are specified below, with officer comments 

provided after each sub-section, as marked in bold and highlighted in yellow.    
  
6.4 Class A – enlargement, improvement or other alteration of a dwellinghouse (single 

storey ground floor extension on the east elevation):  
  
6.5 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 G, M, MA, N, P, PA or Q of Part 3 of this Schedule (changes of use); It 
does not, so complies  
 
(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 curtilage of the dwellinghouse is extensive, so the proposed 
works means the ground covered by buildings would comfortably remain below 
50%  
 
(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 
 
(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 
 
(e)the enlarged part of the dwellinghouse would extend beyond a wall which— 
 
(i)forms the principal elevation of the original dwellinghouse; or 

 
Summary: Based on the information submitted with this application, the 
principal elevation of the original dwellinghouse is considered to be the north 
elevation. On previous applications at the site it is acknowledged that the east 
elevation of the building was considered to be the principal elevation. However, 
based on the supporting statement by the applicant, a further site visit and 
consideration of the technical guidance, it is now considered that the north 
elevation is the principal elevation. The door, despite being set well back, does 
act as an entrance to the property and includes a door bell and steps/entrance, 
all typical of a front porch area. The north elevation also fronts the highway 
(despite the significant distance) and includes architectural features associated 
with the front of a house. Hence, on balance, this point is now conceded, on the 
basis of the further information submitted by the applicant and the additional 
site visit.  
 



       
Site visit photographs 14/11/2024 

     
 
Following revisions during the course of the application, the proposal would 
NOT extend beyond a wall which forms the principal elevation of the original 
dwellinghouse, with the extension set to the south (behind) the line of the door, 
which itself forms part of the principal elevation, together with the main front 
building line (with the technical guidance below extracted to demonstrate that 
there are two principal elevations in this case, with the proposed extension set 
behind both).   

 

 
 

(e)the enlarged part of the dwellinghouse would extend beyond a wall which— 
 
(ii)fronts a highway and forms a side elevation of the original dwellinghouse; The east 
elevation does not front a highway, so this complies 

(f)subject to paragraph (g), the enlarged part of the dwellinghouse would have a single 
storey the extension is 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, the 
extension does not extend beyond the rear (south) wall  or 

(ii)exceed 4 metres in height; the highest point of the pitched roof is specified on the 
plans to be 3.744m, so does not exceed 4m 

(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 the extension is 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, the 
extension does not extend beyond the rear (south) wall  or 

(ii)exceed 4 metres in height; the highest point of the pitched roof is specified on the 
plans to be 3.744m, so does not exceed 4m 

 
(h)the enlarged part of the dwellinghouse would have more than a single storey the is a 
single storey extension, so this is not applicable / complies and— 

(i)extend beyond the rear wall of the original dwellinghouse by more than 3 metres not 
applicable, 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; not applicable 

(i)the enlarged part of the dwellinghouse would be within 2 metres of the boundary of the 
curtilage of the dwellinghouse it would not, so complies , and the height of the eaves of 
the enlarged part would exceed 3 metres not applicable; 

(j)the enlarged part of the dwellinghouse would extend beyond a wall forming a side 
elevation of the original dwellinghouse, It would and would— 

(i)exceed 4 metres in height, the highest point of the pitched roof is specified on the 
plans to be 3.744m, so does not exceed 4m 

(ii)have more than a single storey, the extension is single storey or 

(iii)have a width greater than half the width of the original dwellinghouse the width of the 
proposed extension is 3m, whereas the width of the original dwellinghouse is over 
7m, so the extension is comfortable below half the existing width; .. 

 (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); not applicable 

(k) it would consist of or include— 

(i)the construction or provision of a verandah, balcony or raised platform, what appears to 
be a balcony or raised platform appears to separately be proposed on the south 
elevation  

(ii)the installation, alteration or replacement of a microwave antenna, it does not 

(iii)the installation, alteration or replacement of a chimney, flue or soil and vent pipe, or it 
does not. 

(iv)an alteration to any part of the roof of the dwellinghouse; or roof alterations are 
separately proposed (under Class B) as part of the application 

 (l)the dwellinghouse is built under Part 20 of this Schedule (construction of new 
dwellinghouses). not applicable 



 

A.2  In the case of a dwellinghouse on article 2(3) land The site is not on such land, so 
this section is not applicable / complies, 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; 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; 

 (d)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). 

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; the plans include annotations stating that the 
proposed timber cladding, brickwork and windows were to match the existing. 
Accordingly, in these regards the proposals appear to comply.  

(b)any upper-floor window located in a wall or roof slope forming a side elevation of the 
dwellinghouse Not applicable 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 
extension is single storey, or forms an upper storey on an existing enlargement of the 
original dwellinghouse it does not, the roof pitch of the enlarged part must, so far as 
practicable, be the same as the roof pitch of the original dwellinghouse. 

A.4—(1) The following conditions apply to development permitted by Class A which exceeds the limits in paragraph A.1(f) but 
is allowed by paragraph A.1(g). Not applicable 

(2) Before beginning the development the developer must provide the following information to the local planning authority— 

(a)a written description of the proposed development including— 

(i)how far the enlarged part of the dwellinghouse extends beyond the rear wall of the original dwellinghouse; 

(ii)the maximum height of the enlarged part of the dwellinghouse; and 

(iii)the height of the eaves of the enlarged part of the dwellinghouse; 

(iv)where the enlarged part will be joined to an existing enlargement of the dwellinghouse, the information in sub-paragraphs (i) 
to (iii) must be provided in respect of the total enlargement (being the enlarged part together with the existing enlargement to 
which it will be joined); 

(b)a plan indicating the site and showing the proposed development and any existing enlargement of the original dwellinghouse 
to which the enlarged part will be joined; 

(c)the addresses of any adjoining premises; 

(d)the developer's contact address; and 

(e)the developer's email address if the developer is content to receive communications electronically, 

together with any fee required to be paid. 

(3) The local planning authority may refuse an application where, in the opinion of the authority— 

(a)the proposed development does not comply with, or 



(b)the developer has provided insufficient information to enable the authority to establish whether the proposed development 
complies with, 

the conditions, limitations or restrictions applicable to development permitted by Class A which exceeds the limits in paragraph 
A.1(f) but is allowed by paragraph A.1(g). 

(4) Sub-paragraphs (5) to (7) and (9) do not apply where a local planning authority refuses an application under sub-paragraph 
(3) and for the purposes of section 78 (appeals) of the Act such a refusal is to be treated as a refusal of an application for approval. 

(5) The local planning authority must notify each adjoining owner or occupier about the proposed development by serving on 
them a notice which— 

 (a)describes the development by setting out the information provided to the authority by the developer under paragraph 
A.4(2)(a); 

(b)provides the address of the proposed development; 

(c)specifies the date when the information referred to in sub-paragraph (2) was received by the local planning authority and the 
date when the period referred to in sub-paragraph (10)(c) would expire; and 

(d)specifies the date (being not less than 21 days from the date of the notice) by which representations are to be received by 
the local planning authority. 

(6) The local planning authority must send a copy of the notice referred to in sub-paragraph (5) to the developer. 

(7) Where any owner or occupier of any adjoining premises objects to the proposed development, the prior approval of the 
local planning authority is required as to the impact of the proposed development on the amenity of any adjoining premises. 

(8) The local planning authority may require the developer to submit such further information regarding the proposed 
development as the authority may reasonably require in order to determine the application. 

(9) The local planning authority must, when considering the impact referred to in sub-paragraph (7)— 

(a)take into account any representations made as a result of the notice given under sub-paragraph (5); and 

(b)consider the amenity of all adjoining premises, not just adjoining premises which are the subject of representations. 

(10) The development must not begin before the occurrence of one of the following— 

(a)the receipt by the developer from the local planning authority of a written notice that their prior approval is not required; 

(b)the receipt by the developer from the local planning authority of a written notice giving their prior approval; or 

(c)the expiry of 42 days following the date on which the information referred to in sub-paragraph (2) was received by the local 
planning authority without the local planning authority notifying the developer as to whether prior approval is given or refused. 

(11) The development must be carried out— 

(a)where prior approval is required, in accordance with the details approved by the local planning authority; 

(b)where prior approval is not required, or where sub-paragraph (10)(c) applies, in accordance with the information provided 
under sub-paragraph (2), 

unless the local planning authority and the developer agree otherwise in writing. 

(12) The local planning authority may grant prior approval unconditionally or subject to conditions reasonably related to the 
impact of the proposed development on the amenity of any adjoining premises. 

 (16) When computing the number of days in sub-paragraph (5)(d), any day which is a public holiday must be disregarded. 

 

6.6 Class B – additions etc to the roof of a dwellinghouse 

 

6.7 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)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); It does not, 
so complies 

(b)any part of the dwellinghouse would, as a result of the works, exceed the height of the 
highest part of the existing roof; It does not, so complies. 



(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; following revisions during the application, whereby the footprint of the 
dormer was reduced for it to be located behind all of the principal elevation, the 
proposal now complies. 

 

 

(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; Based on the calculations by the applicant, the 
cubic increase would total 36.285 cubic meters and therefore would adhere to this 
requirement. The size of the dormers are measured as: 

1) 10.25 L X 2.95 W X 2.4 H / 2 (given the angle of the roofslope appears to be at a 
45 degree line, as per the plans submitted – with only the ‘new’ volume 
included in the calculation = 36.285 m3. Accordingly, the proposal is within the 
threshold and complies.  

(e)it would consist of or include— 

(i)the construction or provision of a verandah, balcony or raised platform, or it does not  

(ii)the installation, alteration or replacement of a chimney, flue or soil and vent pipe; it does 
not, following revisions during the course of the application relating to the chimney 
remaining as existing, so complies 

(f)the dwellinghouse is on article 2(3) land It is not, so complies 

(g)the dwellinghouse is built under Part 20 of this Schedule (construction of new 
dwellinghouses) It is not, so complies ; or 

(h)the existing dwellinghouse has been enlarged in reliance on the permission granted by 
Class AA (enlargement of a dwellinghouse by construction of additional storeys). It has not, 
so complies 

Conditions 

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



Annotations on the plans state that the proposed dormer is to be clad in tiles to match 
the existing roof.  Accordingly, in these regards the proposals appear to comply. 
 
(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— 

(aa)the eaves of the original roof are maintained or reinstated they are maintained; and 

(bb)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 complies; 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 complies; and 

(c)any window inserted on a wall or roof slope forming a side elevation of the dwellinghouse 
must be— 

(i)obscure-glazed, and An annotation is included on the elevation stating that the east 
facing dormer windows will be obscured and fixed closed below 1.7m. This indicates 
that the proposal would comply.  

(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. An annotation is 
included on the elevation stating that the east facing dormer windows will be 
obscured and fixed closed below 1.7m. This indicates that the proposal would 
comply. 

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. 

B.4  For the purposes of paragraph B.2(b)(ii)— 

(a)roof tiles, guttering, fascias, barge boards and other minor roof details overhanging the 
external wall of the original dwellinghouse are not to be considered part of the enlargement; 
and 

(b)“rear or side extension” includes an original part of, or a subsequent extension of, the 
dwellinghouse that extends from the rear or side of the principal part of the original 
dwellinghouse. 

  
7 Conclusion  
 

7.1 The proposal has been assessed against the Town and Country Planning Act 1990 (as 
amended) and Classes A and B, Part 1, Schedule 2 of the Town and Country Planning 
(General Permitted Development) Order 2015 (as amended). It has been confirmed that 
the proposal would be lawful, on the basis of the following submitted plans:   

 
01-01 Rev 1 – Site Location Plan 
02-01 Rev 1 – Site Plan Existing 
02-02 Rev 1 – Site Plan Demolition 
02-03 Rev 1 – Site Plan Proposed 
03-01 Rev 2 – Existing Ground Floor 
03-02 Rev 1 – Existing Roof Plan 



03-03 Rev 3 – Proposed Ground Floor Plan 
03-04 Rev 2 – Proposed First Floor Plan 
03-05 Rev 2 – Proposed Roof Plan 
05-01 Rev 2 – Existing Elevation Sheet 1 of 2 
05-02 Rev 2 – Existing Elevation Sheet 2 of 2 
05-03 Rev 3 – Proposed Elevation Sheet 1 of 2 
05-04 Rev 3 – Proposed Elevation Sheet 2 of 2 
05-05 Rev 2 – Long Site Elevation  
As all received on 18/11/2024 

 
7.2 Therefore the Local Planning Authority will, on this occasion, issue the applicant with a 

Certificate of Lawfulness for the proposed development. 
 
Recommendation:  
 
Grant certificate 
 
Informatives: 
 

1. The applicant’s attention is drawn to the requirement for submission of a Building 

Regulations application for the proposed development. Please contact RBC Building 

Control on  Building.control@reading.gov.uk  OR  telephone  0118 9372449  9.00am 

to 1.00pm Monday to Friday. 

 

2. During the course of construction, the developer should take care to ensure that no 

part of this development (foundations, eaves, guttering, etc.) would encroach on, under 

or across the boundary line with the adjoining property, as the requisite Notice has not 

been served on the owner of that property. This permission does not confer any right 

of access onto land that is not under the developer's control. The developer should 

also be mindful of the obligations and requirements of the Party Wall Act  (1996) details 

of which can be found at:  

http://www.communities.gov.uk/publications/planningandbuilding/partywall 

 

3. Complaints are commonly received about noise and dust caused by construction and 

demolition works, particularly working outside reasonable hours and smoke from 

bonfires associated with the burning of waste on site.  The developer is reminded that 

construction and demolition associated with the approved development will be subject 

to environmental health law.  

 

4. Work on a loft or roof may affect bats. The applicant will need to consider protected 

species when planning work of this type. A survey may be needed, and if bats are 

using the building, a licence may be required. To view specific information regarding 

bats use the following link: https://www.gov.uk/wildlife-licences  

 

5. The Local Planning Authority has worked positively and proactively with the applicant 

to resolve relevant matters to allow the certificate of lawfulness to be granted within 

the prescribed target timescale for the decision to be issued. 

 

6. Your attention is drawn to the terms and conditions of this decision, in particular at 

Class A.3 and Class B.2. Any development which is carried out but which differs 

materially from the approved plans and details, or does not comply with any conditions 

http://www.communities.gov.uk/publications/planningandbuilding/partywall
https://www.gov.uk/wildlife-licences


of Class A or B may result in the Council taking action to remedy the breach of planning 

control. If you are in any doubt please contact the Council. 

 

7. You are advised that no tree works are approved by virtue of this consent.  Any works 

to trees subject to a Tree Preservation Order or to Conservation Area status will 

require submission of a tree works application or Section 211 Notice respectively. 

 

8. You are advised that Permitted Development (PD) rights (provided via the Town and 

Country Planning (General Permitted Development) Order) do not override a Tree 

Preservation Order or the status of trees within a Conservation Area.  Any grounds 

works and methods of construction of any structure within Root Protection Areas 

(defined as per BS5837:2012) and/or any pruning of such trees, required to 

implement Permitted Development, must be approved in writing by the Local 

Planning Authority (LPA) prior to works taking place.  You are further advised that 

the LPA’s agreement to tree pruning in order to alleviate concerns relating to 

proximity of structures built under Permitted Development will have limited weight 

in tree work applications, as future conflict should be considered from the outset. 

 

9. You are advised that installation of underground services should follow the 

guidance within National Joint Utilities Group Volume 4: Guidelines for the 

planning, installation and maintenance of utility apparatus in proximity to trees. 

Issue 2 (NJUG 4) in order to avoid root damage to adjacent trees during 

installation.  

 
Location Plan for second schedule: 
 

 


