
  

Application 
Number 

Expiry Date Parish Ward 

221453 19/08/2022 Earley Bulmershe and 
Whitegates 

 

Applicant Mr S Sidhu 

Site Address 25 Palmerstone Road, Earley, RG6 1HL 

Proposal Householder application for the proposed first storey extension 
and raising of the roof to create a habitable first floor, single storey 
rear extension and changes to fenestration. 

Type Householder 

Officer Kieran Neumann 

Reason for 
determination by 
committee 

Listed by Councillor Croy 

 

FOR CONSIDERATION BY Planning Committee on Wednesday, 10th August 2022 

REPORT PREPARED BY Operational Lead – Development Management 

 

SUMMARY 

The scale and design of the proposed first floor extension to raise the roof of this dwelling 
is sufficiently in-keeping with other two storey dwellings on the street The single storey 
rear extension is also well screened from the road and would not adversely impact the 
character of the area. 
 
There are no concerns on neighbouring amenity grounds or on parking/highway safety 
grounds, subject to conditions. There are also no significant Tree and Landscape 
concerns subject to an informative attached to the decision notice. 
 
This application is therefore recommended for conditional approval. 
 

 

PLANNING STATUS 

 Major development location - Earley 

 
 

PLANNING HISTORY 

No relevant planning history for the site. 

 

SUMMARY INFORMATION 

For Residential  
Site Area – 740m2  
Existing parking spaces – 3  
Proposed parking spaces – 3  

 

CONSULTATION RESPONSES 

WBC Highways No objections subject to conditions 
WBC Landscape and Trees No objections  
WBC Drainage No comments received  
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REPRESENTATIONS 
 
Town/Parish Council:  
 
Recommend Refusal - Due to the poor design of the first floor extension, which fails to 
reflect the character of the street, nor the character of the host dwelling, contrary to Policy 
CP1, in that the design of the first floor extension fails to maintain or enhance the quality 
of the environment, and Design Policy R23 in that the first floor extension is poorly 
considered, fails to complement the host dwelling, neither adopting the style of the host 
dwelling, nor being a carefully considered contrast; Policy CP3 being of inappropriate built 
form, and materials, failing to deliver a high quality of design and out of character with the 
area, and failing to respond to the character of the host dwelling, being of a poor design. 
Paragraph 130 of the NPPF, the first floor extension fails to add to the overall quality of 
the area, it is of poor architectural quality, making the building visually unattractive and 
not sympathetic to the character of the area; and, The National Design Guide Part 2, 
Identity, failing to draw upon the architectural precedence of the area, failing to create a 
positive and coherent identity that local residents can identify with, failing to adopt typical 
building forms and features of the area. 
 
Local Members:  
 
Councillor Croy: 
 
”I recommend this application for refusal and I wish this application be listed for 
consideration by the Planning Committee as it contravenes (as other objectors have 
pointed out): 
 
CP1 - the poor design of the first floor extension, which fails to reflect the character of the 
street, nor the character of the host dwelling, contrary to in that the design of the first floor 
extension fails to maintain or enhance the quality of the environment, 
 
Design Policy R23 in that the first floor extension is poorly considered, fails to complement 
the host dwelling, neither adopting the style of the host dwelling, nor being a carefully 
considered contrast; 
 
Policy CP3 being of inappropriate built form, and materials, failing to deliver a high quality 
of design and out of character with the area, and failing to respond to the character of the 
host dwelling, being of a poor design. 
 
Paragraph 130 of the NPPF, the first floor extension fails to add to the overall quality of 
the area, it is of poor architectural quality, making the building visually unattractive and 
not sympathetic to the character of the area. 
 
The National Design Guide Part 2, Identity, failing to draw upon the architectural 
precedence of the area, failing to create a positive and coherent identity that local 
residents can identify with, failing to adopt typical building forms and features of the area.’’ 
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Neighbours:  
 
Eight objections received on the following grounds: 
 

- Parking concerns 
- Existing footings/foundations not able to support proposals (Officer comment: 

This is a matter for building regulations and is not a material planning 
consideration) 

- Proposals out of keeping with the street, in particular the row of bungalows in 
belongs to 

- Noise and pollution/disruption during construction works 
- Loss of light 
- Concerns of use as a HMO (Officer comment: The possibility of future 

development is not a material planning consideration.) 
- Ridge line is too high 
- Overlooking 
- The proposals would enable further development at a higher level (Officer 

comment: The possibility of future development is not a material planning 
consideration.) 

 
 

 

APPLICANTS POINTS 

 No additional comments made 

 

PLANNING POLICY 

National Policy NPPF National Planning Policy Framework 

Adopted Core Strategy DPD 2010 CP1 Sustainable Development 

 CP3 General Principles for Development 

 CP6  Managing Travel Demand 

 CP9  Scale and Location of Development 
Proposals 

Adopted Managing Development 
Delivery Local Plan 2014 

CC01 Presumption in Favour of Sustainable 
Development 

 CC02 Development Limits 

 CC04 Sustainable Design and Construction  

 CC06 Noise 

 CC07 Parking 

 CC09 Development and Flood Risk (from all 
sources) 

 CC10 Sustainable Drainage 

Supplementary Planning 
Documents      (SPD) 

BDG Borough Design Guide – Section 4 
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PLANNING ISSUES 
 
Site Description: 
 

1. The application site currently consists of a 1.5 storey bungalow. The bungalow 
itself has a hipped roof form with a twin gable protrusion and a gable roofed dormer 
on its frontage as well as two larger gable roofed extensions to the rear. The site 
has ample rear amenity space to the north-east and an outbuilding to the rear of 
the garden. In front of the host dwelling lies driveway parking for three vehicles 
which is accessed via two entries to the site separated by a low brick wall that lines 
the frontage. Notably, the street is situated on a steep incline which raises further 
to the east.  

 
2. Palmerstone Road is comprised of a significant mixture of both architectural styles 

and roof styles/heights. There is no coherent design on the street as dwellings 
range from single storey bungalows, two storey semi-detached dwellings and two 
storey detached dwellings, all of which have differing styles/frontages. 

 
Proposal Description: 
 

3. This application seeks permission for a proposed first floor extension to the 
dwelling raising it roof by approximately 1.85 metres, a single storey rear extension 
plus changes to fenestration. 

 
4. The first floor extension would retain the hipped roof form of the bungalow and 

increase the maximum ridge height of the dwelling to 8 metres. The extension 
would retain the existing twin gables on the frontage.  

 
5. With regards to the single storey rear extension, it would have a twin gable roof 

form and protrude approximately 8.7 metres from the rear of the dwelling. 
 

6. Amendments were secured on 8th June and 12th July which reduced the ridge line 
of the dwelling by 0.7 metres and corrected inconsistencies regarding fenestration 
on the floor and elevational plans. 

 
Principle of Development: 
 

7. The National Planning Policy Framework has an underlying presumption in favour 
of sustainable development which is carried through to the local Development 
Plan. The Managing Development Delivery Local Plan (MDD) Policy CC01 states 
that planning applications that accord with the policies in the Development Plan for 
Wokingham Borough will be approved without delay, unless material 
considerations indicate otherwise. 

 
8. Policy CC02 of the MDD sets out the development limits for each settlement as 

defined on the policies map and therefore replaces the proposals map adopted 
through the Core Strategy, as per the requirement of policy CP9. Policy CP9 sets 
out that development proposals located within development limits will be 

50



  

acceptable in principle, having regard to the service provisions associated with the 
major, modest and limited categories. As the site is within a major/modest/limited 
development location, the proposal is acceptable in principle.  

 
9. Policy CP3 of the Core Strategy states that development must be appropriate in 

terms of its scale of activity, mass, layout, built form, height, materials and 
character to the area in which it is located and must be of high quality design 
without detriment to the amenities of adjoining land uses and occupiers. 

 
10. The Borough Design Guide states that any alteration and extension to an existing 

building should be well-designed, respond positively to the original building, 
contribute positively to the local character and street scene, and relate well to the 
neighbouring properties. It also recommends that where there is a regular pattern 
to the built form, with a repeated building type on a consistent building line, then 
any alteration or extension that is visible from the street should not unbalance the 
rhythm of the frontage. 

 
Character of the Area: 
 

11. A number of objections have been received on the grounds that the first floor 
extension to the dwelling would be out of character with the street scene, especially 
the row of bungalows that it is part of.  

 
12. The street scene is extremely varied on Palmerstone Road with no overriding 

architectural style. Dwelling types include single storey bungalows with hipped 
roofs and twin gable front facades (some of which have 1.5 storey loft 
conversions), two storey semi-detached hipped roof dwellings with either 
rectangular or semi-circular bay windows, two storey detached dwellings with 
traditional gable roofs and red brick/tile hung frontages and a large, crown roofed 
two storey apartment building which lies adjacent to the junction between 
Palmerstone Road and Culver Lane.  

 
13. The first-floor extension would undoubtedly be visible within the immediate context 

of this row of bungalows, however it would also be read as part of the wider street. 
In this context, the alteration of the property from a chalet bungalow to a two-storey 
dwelling is not dissimilar to those other two-storey dwellings on the street, and is 
therefore not harmful in itself. The 8-metre ridge height is also commensurate with 
that of other two-storey dwellings along the street, whilst the overall scale of the 
house would not be disproportionately taller than those chalet bungalows either 
side.  

 
14. The proposal retains the twin gables to the front elevation which retains a sufficient 

level of architectural interest and respects the bungalow’s original character. This 
is a positive aspect to the design and reflects the mix of architectural styles along 
the street. 

 
15. With regards to the single-storey rear extension, whilst it would extend into the rear 

approximately 8.6 metres, it would be well screened from the road and would not 
adversely impact the character of the area. 
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Neighbouring Amenity: 
 
Loss of light: 
 

16. It is not considered that the proposals would result in any adverse loss of light to 
either adjacent neighbour. No.27 would be unaffected due to the orientation of the 
sites and the only impact onto no.23 would be a small number of thin horizontal 
flank windows which either serve as the openings to non-habitable rooms or are 
secondary windows to habitable rooms. 

 
Overbearing 
 

17. The first-floor extension would retain an approximate 1 metre separation distance 
from the site boundary shared with no.27 to the south-east. The separation 
distance between the neighbours side windows would be approximately 4.2 
metres which is considered sufficient to overcome any harmful overbearing 
concerns in this regard. 

 
18. The single-storey rear extension would align with no.27’s rear garage, and also 

benefit from sufficient separation distance. In this regard these factors are 
considered to avoid any adverse overbearing concerns. 

19. The separation distance proposed between the site boundary shared with no.23 
also overcomes any overbearing concerns with regards to both the first-floor 
extension and the single-storey rear element. 

 
Overlooking 
 

20. There are no concerns on overlooking grounds. One first floor staircase window is 
proposed and a condition will be attached which ensures this remains obscured 
and limited in opening height. 

 
Residential Amenity: 
 

21. The proposals would not adversely impact the usability of the site’s rear amenity 
space. Its depth would remain at approximately 33 metres which is sufficient and 
commensurate with surrounding neighbours. 

 
Highways, Access and Movement: 
 

22. Whilst the proposals would result in additional habitable rooms, the submitted 
drawing indicates driveway parking for three vehicles. The level of parking meets 
WBC parking standards and is therefore considered acceptable to serve the 
development. 

 
23. There are no concerns on highway safety grounds. 

 
Landscape and Trees: 
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24. The development extends the rear of the dwelling, necessitating the removal of an 
existing outbuilding on the boundary with No. 27 where there are also trees planted 
close to this location.  The trees appear to be growing close to the boundary within 
the curtilage of No. 27 – care must be taken when demolishing the outbuilding and 
constructing the foundations for the new where tree roots may be present.   

 
25. The trees are not protected but they contribute to the boundary and rear garden 

character of the area, and must be retained and protected for the duration of the 
demolition and construction phases. Whilst a condition for appropriate mitigation 
will not be attached, an informative will be added which advises the applicant to 
take care when demolishing the existing outbuilding adjacent to the boundary with 
no.27. 

 
CONCLUSION: 
 

26. In summary, the proposals are considered to be sufficiently in-keeping with the 
street scene as a whole, and would not adversely impact the amenities of the 
adjoining occupiers. Furthermore, the parking proposed complies with the 
Council’s Parking Standards. Subject to conditions 1-5 below, this application is 
recommended for approval. 

 
 

 

The Public Sector Equality Duty (Equality Act 2010) 

In determining this application the Council is required to have due regard to its obligations 
under the Equality Act 2010. The key equalities protected characteristics include age, 
disability, gender, gender reassignment, marriage and civil partnership, pregnancy and 
maternity, race, religion or belief. 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 and there would be no significant adverse impacts upon protected 
groups as a result of the development.  
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RECOMMENDATION: 
 
That the committee authorise the GRANT OF PLANNING PERMISSION subject 
to the following:  
 
Conditions: 
 

1.  Timescale - The development hereby permitted shall be begun before the 
expiration of three years from the date of this permission.  
Reason: In pursuance of s.91 of the Town and Country Planning Act 1990 (as 
amended by s.51 of the Planning and Compulsory Purchase Act 2004).  

2.  Approved details - This permission is in respect of the submitted application plans 
and drawings numbered PR25:004, PR25:005 Rev.P2, PR25:006 & PR25:101 
received by the local planning authority on 08/06/2022 & 12/07/2022. The 
development shall be carried out in accordance with the approved details unless other 
minor variations are agreed in writing after the date of this permission and before 
implementation with the Local Planning Authority.  
Reason: For the avoidance of doubt and to ensure that the development is carried out 
in accordance with the application form and associated details hereby approved.  

3.  External materials - The materials to be used in the construction of the external 
surfaces of the extension hereby permitted shall be of a similar appearance to those 
used in the existing building unless other minor variations are agreed in writing after 
the date of this permission and before implementation with the Local Planning 
Authority.  
Reason: To ensure that the external appearance of the building is satisfactory. 
Relevant policy: Core Strategy policies CP1 and CP3.  

4.  Restriction of permitted development rights - Notwithstanding the provisions of the 
Town and Country Planning, (General Permitted Development) (England) Order 2015 
(or any Order revoking and re-enacting that Order with or without modification), no 
additional windows or similar openings shall be constructed in the first-floor level or 
above in the south-eastern elevation of the first floor extension hereby permitted 
except for any which may be shown on the approved drawing(s).  
Reason: To safeguard the residential amenities of neighbouring properties. Relevant 
policy: Core Strategy policy CP3.  

5.  Parking to be provided - No part of any building(s) hereby permitted shall be 
occupied or used until the vehicle parking space has been provided in accordance 
with the approved plans.  The vehicle parking space shall be permanently maintained 
and remain available for the parking of vehicles at all times.  
Reason: To ensure adequate on-site parking provision in the interests of highway 
safety, convenience and amenity. Relevant policy: Core Strategy policies CP3 & CP6 
and Managing Development Delivery Local Plan policy CC07.  

Informatives: 

1. The applicant is advised to carefully demolish the outbuilding and any foundation 
layer of the existing outbuilding around tree roots, and aim to avoid as far as possible 
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excavation within the area beneath the tree canopies and tree rooting area when 
constructing foundations. Fence off the area beneath the trees for the duration of the 
construction phase. 

2. The Local Planning Authority has acted positively and proactively in determining 
this application by assessing the proposal against all material considerations, including 
planning policies and any 

representations that may have been received. This planning application has been the 
subject of positive and proactive discussions with the applicant in terms of: 

- amended plans being submitted by the applicant to overcome concerns relating 
to the character of the area. 

The decision to grant planning permission in accordance with the presumption in 
favour of sustainable development as set out in the NPPF is considered to be a 
positive outcome of these discussions. 
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