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TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY 

PLANNING (ENGLAND) 1990

Miss Thea Travers-Ayre
Thorns Young
230- 232 London Road
North End
Portsmouth
PO2 9JQ

NOTIFICATION OF APPROVAL OF PLANNING PERMISSION
Application Number: 261026
Applicant Name: Mrs Tracy Harrison
Site Address: 31 Rose Street, Wokingham, Wokingham, RG40 

1XS
Proposal: Application to vary condition 3, 6 of Listed Building 

Consent 232346 for the proposed erection of two 
storey rear extension, plus changes to fenestration, 
to include 1no rooflight. Condition 3 refers to 
External Materials and the variation is to amend to 
Lime Render. Condition 6 refers to Matching 
Finishes and the variation is to amend to Lime 
Render. 

Date of Decision: 17 June 2026

Wokingham Borough Council in pursuance of its powers under the above Acts and 
Regulations hereby grants permission for the above development to be carried out 
as stated in the application and the accompanying plans submitted to the Council 
subject to compliance with the following conditions, the reasons for which are 
specified hereunder. 

Conditions and Reasons
3. External Materials
The materials to be used in the construction of the external surfaces of the extension 
hereby permitted are to match the appearance of those used in the existing building, 
unless otherwise agreed in writing by the local planning authority prior to those 
materials applied to be varied being used, with the exception of the Lime Render to 
replace the Concrete Pebble dash Render.
Reason: To ensure that the external appearance of the building is satisfactory and in 
order to safeguard the special architectural or historic interest of the building and that 
of the conservation area. Relevant policy: Core Strategy policies CP1 and CP3, 
Managing Development Delivery Local Plan policy TB24 and National Planning 
Policy Framework Section 16 (Conserving and Enhancing the Historic Environment). 
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6. Matching Finishes
All new works and works of making good to the retained fabric, whether internal or 
external, shall be finishes to match the adjacent work, with regards to the method 
used and to the material, colour, texture, and profile, with the exception of the Lime 
Render to replace the Concrete Pebble dash Render.
Reason: In order to safeguard the special architectural or historic interest of the 
building. Relevant policy: National Planning Policy Framework Section 16 
(Conserving and Enhancing the Historic Environment) and Managing Development 
Delivery Local Plan policy TB24. 

All other conditions of planning permission 232346 apply to this planning permission, 
viz: 

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 (E01), (P01 RevP4), (P02 RevP4), (P03 RevP5), received 
by the local planning authority on 25/09/2023 & 23/01/2024. 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.  See above.
Reason: See above.

4.  Joinery Details (Windows/door) - Notwithstanding the details submitted, no works 
shall take place to install the hereby permitted new window(s)/external door(s)/roof-
lights(s), until such time as full joinery details have been submitted to and approved 
in writing by the local planning authority. Details are to include - 1:10 or 1:20 scaled 
drawings of the new window(s)/exterior door (s)/roof-lights, along with vertical and 
horizontal cross-section. - Profile drawings at 1:1 or 1:2 scale of the glazing bar and 
frame moulding details.
- Profile drawings at 1:1 or 1:2 scale for door frames and thresholds.
- The material(s) and finish for new windows frames and doors to be stated.
- Details as to means of securing the glazing i.e., (linseed oil) putty or with beading.
Installation of the new window(s)/external door(s)/roof-light(s) shall then be 
undertaken in accordance with the details as approved. 
Reason: In order to safeguard the special architectural or historic interest of the 
building. Relevant policy: National Planning Policy Framework Section 16 
(Conserving and Enhancing the Historic Environment) and Managing Development 
Delivery Local Plan policy TB24. 

5.  Extraction Vents, Gas Flues, External Pipework, or Ducting - Notwithstanding the 
details submitted there are to be no gas flue, extraction vent, pipework, services 
ducting, and/or utility boxes on the external elevations other than those shown on the 
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plans as approved, unless otherwise agreed in writing by the local planning authority 
prior to works being undertaken. 
Reason: In order to safeguard the special architectural or historic interest of the 
building. Relevant policy: National Planning Policy Framework Section 16 
(Conserving and Enhancing the Historic Environment) and Managing Development 
Delivery Local Plan policy TB24. 

6.  See above.
Reason: See above.

7.  Length of Brick Boundary Wall to be Removed - Notwithstanding the details 
submitted no works shall be undertaken to take down and/or demolish the existing 
rear brick boundary walling until details setting out the extent of walling to be 
removed, to allow for the construction of the hereby approved extension, have been 
submitted to and agreed in writing by the local planning authority. The length of the 
brick boundary wall to be taken down shall be in accordance with the details as 
approved. 
Reason: In order to safeguard the special architectural or historic interest of the 
building. Relevant policy: National Planning Policy Framework Section 16 
(Conserving and Enhancing the Historic Environment) and Managing Development 
Delivery Local Plan policy TB24. 

8.  Heightening of Existing Brick Boundary Wall - Notwithstanding the details 
submitted no works shall be undertaken to have increased the height of the existing 
rear brick boundary wall until details setting out how this is to be achieved have been 
submitted to and agreed in writing by the local planning authority. The details are to 
include a methodology for the works to heighten the brick walling, along with details 
as to the brick to be used, mortar mix and brick bond. 
Reason: In order to safeguard the special architectural or historic interest of the 
building and that of the conservation area. Relevant policy: National Planning Policy 
Framework Section 16 (Conserving and Enhancing the Historic Environment) and 
Managing Development Delivery Local Plan policy TB24. 

 
Informatives

1. Please note that if the works carried out depart from the scope of this planning 
permission and a retrospective application under Section 73A is subsequently 
required, there may be CIL liability implications.  The scope of any retrospective 
planning application will cover the chargeable development for the purposes of CIL, 
this will include past works that are unauthorised and any additional future works 
included within the planning permission. If the total floorspace of these works is over 
100sqm, they will be liable to pay CIL. In such cases, no CIL exemption can be 
claimed, and payment will become due immediately as development for which 
planning permission is granted under a subsequent Section 73A or Section 177(1) 
application must be treated as commencing on the day any such planning 
permission is granted. Any demolished floorspace will not be able to be considered 
for offsetting if the relevant building is not on the land on the day that the permission 
is granted.
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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 
and subsequently determining to grant planning permission in accordance with the 
presumption in favour of sustainable development as set out in the NPPF. 

3.  Whilst it would appear from the application that the proposed development is to 
be entirely within the curtilage of the application site, the granting of planning 
permission does not authorise you to gain access or carry out any works on, over or 
under your neighbour’s land or property without first obtaining their consent, and 
does not obviate the need for compliance with the requirements of the Party Wall 
etc. Act 1996. 

4.  The applicant is reminded that should there be any change from the approved 
drawings during the build of the development this may require a fresh planning 
application if the changes differ materially from the approved details.  Non-material 
changes may be formalised by way of an application under s.96A Town and Country 
Planning Act 1990. 

5.  The installation of a domestic solid fuel system is subject to Building Regulations 
and certification. More information on the regulations and certification process can 
be found at HETAS

https://www.hetas.co.uk/regulations/

Burning solid fuel is recognised as a major contributor of fine particulate matter 
which can be harmful to health by damaging the lungs and other organs. There are 
currently no smoke control areas in Wokingham, however, the use of inappropriate 
fuel may result in smoke and odour issues and formal action could be taken under 
the relevant legislation by the Council. More information and advice can be found at 
https://uk-air.defra.gov.uk/library/burnbetter/. There is also a practical guide 
produced by DEFRA for the use of open fires and

wood-burning stoves https://uk-

air.defra.gov.uk/assets/documents/reports/cat09/1901291307_Ready_to_B 
urn_Web.pdf. 

6.  Given the close proximity to sensitive receptors we ask that the applicant be 
mindful of the potential cumulative environmental effects and nuisance (e.g. control 
of surface water run-off, noise, dust, smell and other effluvia) that may result during 
redevelopment of this site. We therefore advise the applicant that:

i) Works associated with the development, be carried out between the hours of 08:00 
and 18:00 Monday to Friday and 08:00 to 13:00 Saturdays and at no time on 
Sundays or Bank or National Holidays.

ii) Waste produced as part of this development (including natural materials such as 
garden and wood materials) should not be burned on site and disposed of in an 
appropriate manner. We recommend that documentation relating to waste disposal 
is retained, as this may be requested should a complaint be made.
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iii) Should rats or other vermin be encountered during works, this should be reported 
to Environmental Health and pest management put in place.

iv) Should any contamination be found, or pollution incidents occur during the 
development, the Environmental Agency and Environmental Health should be 
informed as soon as practicable.

Should Environmental Health receive complaints about the development we may 
decide to take formal action under relevant legislation. 

7.  The site lies within a 1km square where the highest radon potential is <1%. As 
such there is no requirement for testing or mitigation measures. However, the BRE 
Report BR211 (2015) 'Radon: Protective measures for new buildings' recommend 
that radon protection is installed during the construction of any new buildings, 
extensions, conversion, and refurbishment. This is just a recommendation and there 
is no requirement to do so. 

Signed

Justin Turvey
Head of Development Management - Place & Growth
Date: 17 June 2026

PLEASE READ THE NOTES ISSUED WITH THIS DECISION NOTICE BELOW
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TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY PLANNING (ENGLAND) 1990

Other statutory legislation: This decision notice relates to the above stated acts 
and regulations only and does not constitute approval under any other legislation.

The Town & Country Planning (Development Management Procedure) 
Order: This decision has been made in accordance with the requirements of the 
National Planning Policy Framework (NPPF) and in the requirement to work with 
the applicant in a positive and proactive manner.

Officer Report: An officer report explaining the decision will be available to view 
online.

Purchase notices: If either the local planning authority or the Secretary of State 
refuses permission to develop land or grants it subject to conditions, the owner 
may claim that the owner can neither put the land to a reasonably beneficial use 
in its existing state nor render the land capable of a reasonably beneficial use by 
the carrying out of any development which has been or would be permitted. In 
these circumstances, the owner may serve a purchase notice on the Council 
which will require the Council to purchase the owner’s interest in the land in 
accordance with the provisions of Chapter I of Part VI of the Town and Country 
Planning Act 1990.

Appeals to the Secretary of State: If your application has been refused by the 
Borough Council or granted subject to conditions that you are not happy with, 
you have the right to appeal to the Planning Inspectorate (under Section 78 of the 
Town and Country Planning Act 1990). This must be within the timeframes set 
out below. Please note an extension of time for lodging an appeal is unlikely to be 
granted except in special circumstances.

12 weeks from the decision date above in the case of a refusal of a 
‘householder’ application:
Being the refusal of an application for planning permission to alter or extend a 
house, or for works within the curtilage of a house; or,
Being the refusal to approve details submitted as required by a condition imposed 
on a permission granted for a householder application.

12 weeks from the decision date above in the case of a refusal of a ‘minor 
commercial’ application:
Being the refusal of an application for development of an existing building or part 
of a building currently in use for purposes in Use Classes A1, A2, A3, A4 and A5 
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where the proposal does not include a change of use, a change to the number of 
units, development that is not wholly at ground floor level and/or does not 
increase the gross internal area of the building.

6 months from the decision date above in the case of all other appeals made 
under s78(1) or s20 of the above Acts relating to a decision on a planning 
application or listed building/conservation area consent application.

6 months from the decision date above in the case of any appeal made under 
s78 (2) of the Act in respect of a failure to give a decision within the statutory 
period.

The Planning Inspectorate is an Executive Agency reporting to the Secretary of 
State for Communities and Local Government. The Inspectorate has an online 
appeals service with information and guidance about the process. You can 
submit full application appeals and householder application appeals with the new 
appeals service. Other application types should be submitted on the current 
appeal service. Alternatively, you can obtain a form from the Planning 
Inspectorate at Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 
6PN, 0303 444 5000 or through the Inspectorate’s website. Please note all 
documents will be published online by the Planning Inspectorate and therefore 
you should not include personal information you do not wish to be displayed in 
this way. This includes personal information of third parties. 

In the event of a grant of planning permission, please note the following:

Community Infrastructure Levy (CIL): When planning permission is granted for 
a development that is CIL the Council will issue a liability notice as soon as 
practicable after the day on which the planning permission first permits 
development. Completing ‘Form 2’, the assumption of liability notice, is a 
statutory requirement for the liable party(ies) to be completed for all CIL liable 
applications. Advice on how the Regulations may impact you and how you can 
properly discharge the relevant legal requirements including paying any relevant 
CIL charge that may be due is available on our Community Infrastructure Levy 
advice (wokingham.gov.uk) website pages.  

Discharge of Conditions: This consent may contain conditions that require 
further approval by submission of an application for approval of details reserved 
by condition and the appropriate fee. Application forms can be obtained for this 
purpose by visiting the Planning Portal.

Street Naming and Numbering for new dwellings: If this notice relates to 
approval of new dwellings, please ensure that you contact the Council at least 16 
weeks before the commencement on site to arrange for an address and post 
code to be allocated. Details can be obtained from 
streetnamingandnumbering@wokingham.gov.uk. Failure to contact the street 
naming and numbering department at least 16 weeks before commencement on 
site will result in the addressing and post code for the development being 
delayed.
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Access to privately owned land: The applicant is reminded that this permission 
does not give right of entry to land not in the ownership of the applicant. 
Permission must be sought from any other landowner(s) if access is required.

Gas Mains and Services: Building over a gas main or service that is located 
within your site could cause damage to pipework or potential gas leaks within 
buildings. You should check for information relating to services within your site at 
Home - LinesearchbeforeUdig (lsbud.co.uk) and contact the Plant Protection 
Team at SGN on 0800 912 1722 or plantlocation@sgn.co.uk. If necessary, 
contact National Gas Transmission for high pressure gas pipelines on 
box.assetprotection@nationalgas.com or 0800 970 7000.

Building Regulations: The development subject to this permission may also 
require Building Regulation approval to ensure it is built to national safety, design, 
and environmental standards. The Council’s Local Authority Building Control 
(LABC) service offers a full range of plan approval, inspection, and associated 
services through an ISO9001 nationally accredited team of qualified building 
surveyors. These surveyors work closely with the Council’s planning department 
to ensure the appropriate construction of your build. To find out more visit the 
Council’s Building Control website or call 0300 790 0580 to speak to a member of 
the team.

Fire Regulations: In accordance with the Berkshire Act 1986, when Building 
Regulation applications are submitted for building(s) or extensions, the  Local 
Authority will reject the plans unless, after consultation with the fire authority, they 
are satisfied that the plans show the following:

i) That there will be adequate means of access for the fire brigade to the 
building(s) or the extended building(s); and, 
ii) That the building(s) or extension(s) will not render inadequate any existing 
means of access for the fire brigade to a neighbouring building.

Biodiversity Net Gain: The effect of paragraph 13 of Schedule 7A to the Town 
and Country Planning Act 1990 is that planning permission granted for the 
development of land in England is deemed to have been granted subject to the 
condition “(the biodiversity gain condition”) that development may not begin 
unless:

a) a Biodiversity Gain Plan has been submitted to the planning authority, and
b) the planning authority has approved the plan. 

The planning authority, for the purposes of determining whether to approve a 
Biodiversity Gain Plan if one is required in respect of this permission would be 
Wokingham Borough Council.

Biodiversity Net Gain Exemptions and Transitional Arrangements: There are 
statutory exemptions and transitional arrangements which mean that the 
biodiversity gain condition does not always apply. These are set out in paragraph 
17 of Schedule 7A of the Town and Country Planning Act 1990 the Biodiversity 
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Gain Requirements (Exemptions) Regulations 2024. and The Environment Act 
2021 (Commencement No. 8 and Transitional Provisions) Regulations 2024.

Biodiversity Net Gain Irreplaceable Habitat: If the onsite habitat includes 
irreplaceable habitat (within the meaning of The Biodiversity Gain Requirements 
(Irreplaceable Habitat) Regulations 2024) there are additional requirements. The 
Biodiversity Gain Plan must include, in addition to information about steps taken 
or to be taken to minimise any adverse effect of the development on the habitat, 
information on arrangements for compensation for any impact the development 
has on the biodiversity of the irreplaceable habitat.
The planning authority can only approve a Biodiversity Gain Plan if satisfied that 
the adverse effect of the development on the biodiversity of the irreplaceable 
habitat is minimised and appropriate arrangements have been made for the 
purpose of compensating for any impact which do not include the use of 
biodiversity credits. 

Biodiversity Net Gain Section 73(2D): If planning  permission is granted on an 
application made under section 73 of the Town and Country Planning Act 1990 
(application to develop land without compliance with conditions previously 
attached) and a Biodiversity Gain Plan was approved in relation to the previous 
planning permission (“the earlier Biodiversity Gain Plan”) there are circumstances 
when the earlier Biodiversity Gain Plan is regarded as approved for the purpose 
of discharging the biodiversity gain condition subject to which the section 73 
planning permission is granted. Those circumstances are that the conditions 
subject to which the section 73 permission is granted:

i. do not affect the post-development value of the onsite habitat as specified 
in the earlier Biodiversity Gain Plan, and

ii. in the case of planning permission for a development where all or any part 
of the onsite habitat is irreplaceable habitat the conditions do not change 
the effect of the development on the biodiversity of that onsite habitat 
(including any arrangements made to compensate for any such effect) as 
specified in the earlier Biodiversity Gain Plan.

Biodiversity Net Gain Phase Development: If the permission which has been 
granted has the effect of requiring or permitting the development to proceed in 
phases, the modifications in respect of the biodiversity gain condition which are 
set out in Part 2 of The Biodiversity Gain (Town and Country Planning) 
(Modifications and Amendments) (England) Regulations  2024 apply. In 
summary: Biodiversity gain plans are required to be submitted to, and approved 
by, the planning authority before development may be begun (the overall plan), 
and before each phase of development may be begun (phase plans).
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