
 

 
 
DELEGATED APPLICATION REPORT 

 
Ward: Redlands Ward 
App Ref: PL/25/0553 
Address: 95 NORTHUMBERLAND AVENUE, READING, RG2 7PT 
Proposals: Certificate of Lawfulness (Existing Use) for the increase in volume to an existing roof 
extension (Amended Description) 
Case Officer: Mishga Marshall 
Applicant: Mr Hargun 
Date received (valid from): 09/04/2025 
Target Decision date: 04/06/2025 
Agreed EOT Decision date: 27/02/2026 

 
INTRODUCTION 
The proposal site is a two storey detached dwelling on the eastern side of Northumberland Avenue, 
in a residential area. It is not a listed building, nor does it fall within a conservation area. However, is 
on Article 4 land, specifically, Article 4 Direction is in place covering parts of Park, Redlands and 
Katesgrove Wards, which removes normal rights to convert a house (C3 use) into a small house in 
multiple occupation (C4 use). No trees will be affected by the proposed development. PD Rights 
have not been removed for other matters. xx 
 
The applicant originally submitted an application for a Certificate of Lawfulness (Proposed Use). 
However, during discussions with previous case officers who had dealt with the site, and following a 
site visit, it became apparent that the ‘proposed’ development had already been constructed. The 
applicant was therefore advised to instead apply for a Certificate of Lawfulness (Existing Use). 
It was also identified that the development built on site differed from the scheme originally granted 
planning permission under reference PL/22/1180. As such, for a Certificate to be granted this matter 
needed to be addressed first. 
 
This certificate application follows the recent approval of the Removal/Variation of Conditions 
application relating to: 
 
Proposed ground, first floor side and rear extension. [Variation to condition 3 of planning consent 
PL/22/1180]. Granted 7th January 2026. 
 
PROPOSAL AND SUPPORTING INFORMATION 
This proposal is for a Certificate of Lawfulness (Existing Use) for the enlargement of the roof space.  
 
SITE VISIT  
Site visit date: 21/05/2025 
 
Plans and Documents Considered received 8th April 2025 
A-1000 REV C Site Location Plan & Block Plan dated 19/12/2024 
A-1005 REV E Retrospective Landscape Plan dated 19/12/2024 
A-1010 REV F Existing and Retrospective Ground Floor Plan dated 19/12/2024 
A-1012 REV F Existing and Retrospective First Floor Plans dated 19/12/2024 
A-1014 REV F Existing and Retrospective Second Floor Plans dated 19/12/2024 
A-1020 REV F Existing and Retrospective Roof Plans dated 19/12/2024 
A-1100 REV E Existing and Retrospective Rear Elevation dated 19/12/2024 
A-1110 REV E Existing and Retrospective Side Elevation dated 19/12/2024 
A-1120 REV E Existing and Retrospective Side Elevation dated 19/12/2024 
A-1190 REV C Existing & Proposed Context Elevations 24/12/2024 
 
Plans and Documents Considered received 12th February 2026 
A-1015 REV A Existing Second Floor Diagrams dated 28/01/2026 

https://images.reading.gov.uk/2019/12/Article-4-Direction.pdf


 

 
RELEVANT PLANNING HISTORY  
PL/15/0460 - Rear extension measuring 6.0m in depth, with a maximum height of 2.8m,and 2.6m in 
height to eaves level. Notification of the construction of an extension under Class A, Part 1 of 
Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as 
amended). – Refused 23/04/2015 
PL/22/1180 - Proposed ground, first floor side and rear extension. – Approved 02/02/2023 
PL/24/0518 - Part-retrospective application for the change of use of a single C3 
dwellinghouse to three C3 flats (1 x 3-bed, 2 x 1-bed), with a two- storey side extension, and single 
storey upward flat roof extension including associated works. – Refused 04/09/2024 
PL/25/0984 - Proposed ground, first floor side and rear extension. [Variation to condition 3 of 
planning consent PL/22/1180]. - Approved with Conditions 07/01/2026 
 
CONSULTATIONS 
N/A 
 
Equality Act 2010: 
In determining this application the Council is required to have regard to its obligations under the 
Equality Act 2010. However, there is no indication or evidence (including from consultation on the 
application) that the protected groups identified by the Act have or will have different needs, 
experiences, issues and priorities in relation to this particular planning application.  Therefore in 
terms of the key equalities protected characteristics it is considered there would be no significant 
adverse impacts as a result of the development. 
 
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 September 2019 
 
ASSESSMENT UNDER CLASS B and C 
A Certificate of Lawfulness for an Existing Development has been submitted as the applicant 
considers the proposal falls within the permitted development rights of the property.   
 
The following elements of the proposals are considered under Class B and C: 
 

• A dormer/roof extension, with a total volume of ~50 sqm3  
 

The existing enlargements must be assessed to ensure that it complies with the conditions of Class 
B and Class C, Part 1, Schedule 2 of the Town and Country Planning (General Permitted 
Development) (England) Order 2015, which relate to ‘additions etc to the roof of a dwellinghouse’ 
and ‘other alterations to the roof of a dwellinghouse’. 

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

B.1 (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); complies 
B.1 (b) any part of the dwellinghouse would, as a result of the works, exceed the height of the highest 
part of the existing roof; complies 
B.1 (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; 
complies 
B.1 (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 Yes 50 sqm3; complies, the total cubic metres of the proposed development is 
[as per GPDO Technical Guidance, - 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. – With that in mind, all roof space applicable 
was included in the measurement] 



 

B.1 (e) it would consist of or include (i) the construction or provision of a veranda, balcony or raised 
platform, complies or (ii) the installation, alteration or replacement of a chimney, flue or soil and vent 
pipe; complies or 
B.1 (f) the dwellinghouse is on article 2(3) land. complies 
 

CONDITIONS UNDER CLASS B 
B.2 Development is permitted by Class B subject to the following conditions: 

B.2 (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; complies 

B.2 (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; complies 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  

B.2 (c) any window inserted on a wall or roof slope forming a side elevation of the dwellinghouse 
must be (i) obscure-glazed, n/a 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. 
Complies 

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), 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. 

ROOF LIGHTS 

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

C.1 (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); complies 
C.1 (b) the alteration would protrude more than 0.15 metres beyond the plane of the slope of the 
original roof when measured from the perpendicular with the external surface of the original roof; 
complies 
C.1 (c) it would result in the highest part of the alteration being higher than the highest part of the 
original roof; complies or 
C.1 (d) it would consist of or include (i) the installation, alteration, or replacement of a chimney, flue 
or soil and vent pipe, complies or (ii) the installation, alteration or replacement of solar photovoltaics 
or solar thermal equipment. complies 
 
CONDITIONS UNDER CLASS C 
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 must be: 
C.2 (a) obscure-glazed; N/A 
C.2 (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. N/A 
 
OVERALL RECOMMENDATION 
Sufficient evidence has been provided to demonstrate that a Certificate of Lawfulness should be 
granted for the existing roof extension.  
 



 

The proposal has been assessed against the Town and Country Planning Act 1990 (as amended) 
and Class B & C Part 1, Schedule 2 of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended). It can be confirmed that the existing operations 
would be lawful for planning purposes on the basis of the following received 08/04/2025: 
 
A-1000 REV C Site Location Plan & Block Plan dated 19/12/2024 
A-1014 REV F Existing and Retrospective Second Floor Plans dated 19/12/2024 
A-1020 REV F Existing and Retrospective Roof Plans dated 19/12/2024 
A-1100 REV E Existing and Retrospective Rear Elevation dated 19/12/2024 
A-1110 REV E Existing and Retrospective Side Elevation dated 19/12/2024 
A-1120 REV E Existing and Retrospective Side Elevation dated 19/12/2024 
A-1190 REV C Existing & Proposed Context Elevations 24/12/2024 
 
Therefore, the Local Planning Authority can issue the applicant with a Certificate of Lawfulness for 
the existing development. 
 
Informatives 
Building Regulations 
Construction and Demolition 
Encroachment and Party Wall Act 
 

 
 


