
 

DELEGATED APPLICATION REPORT 
Ward: Park Ward 
App Ref: PL/26/0231 Lawful development: Proposed use 
Address: 117 CUMBERLAND ROAD, READING, RG1 3JY 
Proposal: Dormer to rear 
Applicant: Mr Naeem Khan 
Received date: 19/02/2026 
Target Decision date: 24/04/2026 (EoT) 
Case Officer: Huimin Chen 
 

 
Introduction and Proposal 

The site is located on the south-west side of Cumberland Road and comprises a two-storey semi-detached 
building (C3 use) with side access, equivalent to the width of the application property. The building has a 
traditional red brick appearance and is situated in a predominantly residential area, which consists of two-
storey dwellings of similar scale and style, with the majority forming rows of terraces. A primary school is 
located to the north along Cumberland Road. 
 
The property was previously used for community purposes (Class F2) and has since been converted to 
C3 residential use under permission reference PL/23/0251. The site benefits from an existing dropped 
kerb access, leading to a spacious L-shaped rear garden, which partially extends from the rear boundary 
of the adjoining property at 119 Cumberland Road. The property is neither listed nor falls within a 
Conservation Area. Permitted Development rights in respect of rear dormer extensions have not been 
withdrawn. 

  
View from the front of 117 Cumberland Road, taken 23/09/25. 

 
Plans Considered   

• Location Plan dated and received 19/02/2026.  

• Drawing No. PD-RD-Rev A-02 Proposed Site Plan,  

• Drawing No. PD-RD-Rev A-03 Existing Ground and First Floor Plans 

• Drawing No. PD-RD-Rev A-04 Proposed Ground and First Floor Plans 

• Drawing No. PD-RD-Rev A-05 Existing and Proposed Block Plan 

• Drawing No. PD-RD-Rev A-06 Existing and Proposed Roof Plan 

• Drawing No. PD-RD-Rev A-07 Existing and proposed Front Elevation 

• Drawing No. PD-RD-Rev A-08 Existing and Proposed Rear Elevation 

• Drawing No. PD-RD-Rev A-09 Existing and proposed Side Elevation 

• Drawing No. PD-RD-Rev A-10 3D Images 

• Drawing No. PD-RD-Rev A-11 Proposed Sections 

• Drawing No. PD-RD-Rev A-12 Proposed Loft Plan 
Except for the Location Plan, all other plans were dated and received on 14/04/2026.  



 

 
Existing and Proposed Roof Plans and Rear Elevations 

 
Planning Officer’s note:  
The originally submitted plans included inaccuracies and inconsistencies and the applicant was advised 
that, although it was highly likely that the proposal would be permitted development, updated plans would 
be required.  These were subsequently submitted. 
 
Planning Histories 

• PL/88/0159 - Erection of community house sign. No decision found.  

• PL/89/0703 - Renewal of temporary permission for use of premises for community purposes and 
the siting of a fun bus. Regulation 5 (for a period of 3 years). No decision found.  

• PL/94/0081 - Temporary use for community office and meeting space. No decision found.  

• PL/99/1634 - Use as community office and meeting space. Approved 13/10/1999.  

• PL/23/0251 - Convert office premises of Class E to C3, one dwellinghouse. Approved 25/08/2023, 
subject to S106 agreement.  

• PL/25/0222 - Certificate of lawfulness for the proposed erection of a single-storey outbuilding. 
Refused 09/04/2025.  

• PL/25/1246 - Erection of an outbuilding incidental to the existing property. Under consideration.  
 
Summary of Consultations 

No consultations were undertaken as it is not required for an application of this type. 
 
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 

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 property.  

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



 

 
The relevant conditions of the GPDO for a rear dormer, which is not listed or in a conservation area, are 
as follows:  

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. 117 Cumberland 
Road was converted from office premises (Use Class E) to a single dwellinghouse (Use Class C3) 
pursuant to planning permission PL/23/0251, granted on 25/08/2023. 

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, n/a or (ii) 50 cubic 
metres in any other case; complies, the total cubic metres of the proposed development is ca 
19sqm 

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. n/a 

Conditions 

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, complies 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  

Recommendation 

The proposal has been assessed against the Town and Country Planning Act 1990 (as amended) and 
Class B, Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) 



 

(England) Order 2015. It can be confirmed that the proposal would be lawful for planning purposes on the 
basis of the drawings received 14/04/2026:  
 

• Drawing No. PD-RD-Rev A-02 Proposed Site Plan 

• Drawing No. PD-RD-Rev A-04 Proposed Ground and First Floor Plans 

• Drawing No. PD-RD-Rev A-05 Existing and Proposed Block Plan 

• Drawing No. PD-RD-Rev A-06 Existing and Proposed Roof Plan 

• Drawing No. PD-RD-Rev A-08 Existing and Proposed Rear Elevation 

• Drawing No. PD-RD-Rev A-09 Existing and proposed Side Elevation 

• Drawing No. PD-RD-Rev A-11 Proposed Sections 

• Drawing No. PD-RD-Rev A-12 Proposed Loft Plan 
 
Sufficient evidence has been provided to demonstrate that a Certificate of Lawfulness should be granted 
for the proposed rear dormer. Therefore, the Local Planning Authority can issue the applicant a Certificate 
of Lawfulness for the proposed development.  
 
Informatives 

Building Regulations 

Bats 

Complaints 

Encroachment and Party Wall Act  

Location Plan not to scale  

 


