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1.
INTRODUCTION

The application site is a two storey detached dwelling with a pitched roof. The dwelling benefits from a large single storey side and rear extension. This pre-existing extension did not receive planning permission and exceeds the limits of the GPDO. However, the pre-existing extension is immune from enforcement action as it has been in situ for in excess of 4 years. Most recently permission was granted for a part one, part two storey rear extension under application 180336/HOU. This extension has now been built out. In addition, a further large single storey extension and ‘outbuilding’ have been constructed. The surrounding area is predominantly residential, comprised of dwellings of various styles and design. The dwellings have a staggered orientation to the highway. 
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for the erection of an outbuilding. The application is partly retrospective as the structure is currently adjoined to the pre-existing extension. The proposal seeks to shift the structure 0.5m beyond the rear elevation of the pre-existing extension, with a distance of 0.5m maintained to the boundary with 128 Whitley Wood Lane. The outbuilding projects to a depth of 9.7m at a width of 2.8m. The outbuilding has a shallow mono-pitch roof with a maximum height of 2.5m. A single door and three windows are located to the southward elevation. The outbuilding is of timber construction, painted black. The agent has confirmed that the outbuilding would be used for purposes ancillary to the use of the principal dwelling, as a gym.   
The agent supplied the following, received on 21/01/19:
Drawing No: P1029-01 – Site Location and Block Plan

Drawing No: P1029-02 – Existing Floor Plan and Elevations

Drawing No: P1029-03 – Proposed Floor Plan and Elevations

The original proposal included a single storey rear extension, projecting beyond the extension approved under application 180336/HOU. This element of the application was retrospective. The extension projects to an additional depth of 5m at a width of 5.9m, aside the pre-existing extension. The extension has a flat roof at a height of 2.6m. Large glazed openings are located to the side and rear elevations, with a further single door to the rear elevation. 
The agent was advised on 27/02/19 that the proposal was unacceptable. The assessment of the proposal followed the assessment of application 180336/HOU and enforcement investigation ref: E18238. The extension approved under application 180336/HOU was considered to be the maximum that could be achieved at the site. Indeed, during the course of the previous application, significant reductions were required in order for the extension to be acceptable. The extensions that have been built swamp the original dwelling and detract from its original appearance, to the detriment of the character of the surrounding area. Cumulatively, the extensions cause harm to neighbouring residential amenity in terms of visual dominance and overbearing effect. 

Subsequently the agent supplied the following, received on 28/02/19:
Drawing No: P1029-03 Rev. A – Proposed Floor Plan and Elevations

The proposal was amended to remove the walls of the extension to form a courtyard. 

The agent was advised on 15/03/19 that the previous concerns still stand and that the extended parts are considered to be an overdevelopment of the original dwelling. Cumulatively, the extended parts are out of scale and proportion with the original dwelling. The agent was advised that outbuilding would likely comply with the relevant permitted development criteria. It was advised that the extension be omitted from the proposal and the description of development be amended to the erection of an outbuilding only. Conditions would be applied to ensure that the use of the outbuilding remained for purposes ancillary to the principal use of the dwelling. 
Subsequently the agent supplied the following, received on 18/03/19:
Drawing No: P1029-03 Rev. B – Proposed Floor Plan and Elevations
3. RELEVANT PLANNING HISTORY 

180336/HOU – Part one, part two storey rear extension – Permitted 30/04/18
E18238 – Unauthorised rear extension – Expedient to pursue enforcement action 
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
22 Dovecote Road, Reading, Berkshire, RG2 8UJ

236 Whitley Wood Road, Reading, RG2 8TJ
128 Whitley Wood Lane, Reading

134 Whitley Wood Lane, Reading, RG2 8PP

4.2
Letters of representation have been received as follows:

None. 
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.

5. LEGAL AND PLANNING POLICY CONTEXT
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance
The Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO)
Permitted development rights for householders – Technical Guidance April 2017

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL

DM9 states: An extension to a house will be acceptable where it:

A. Respects the character of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:

· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building; No, the outbuilding is located in excess of 10m beyond the original rear elevation of the dwelling. Its appearance is sufficiently different from the other extensions to the dwelling to distinguish it as being separate from the original building. While concerns are still held with the extent of the development at the site, it is not considered to be sufficiently harmful to refuse on this basis 
· reduce the amount of usable amenity space for the property to an unacceptable degree; No
· require the loss of trees in the garden or put significant trees at risk; No
B. Respects the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line; Respects neighbour’s amenities and does not present a large blank façade to public areas.

To assess this, the following has been considered – would the proposal:

· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; No, the outbuilding is located a considerable distance from the neighbouring dwellings and its relatively low stature does not reduce the amount of light to those dwellings
· invade the privacy of neighbouring properties through overlooking from windows or balconies; No, though windows are located to the southward side elevation, a condition is applied to that they are obscure-glazed and non-opening to 1.7m, to ensure no overlooking of the garden of the neighbouring dwelling 
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No, there are examples of outbuildings to the rear of many of the neighbouring dwellings. This eases concerns held with regard to inconsistent design
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No, the materials used are considered appropriate for an outbuilding
DM4: Safeguarding Amenity states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.

To assess this, the following has been considered – would the proposal cause a significant detrimental impact to the living environment of existing or new residential properties in terms of:

· Privacy and overlooking; No, see above  

· Access to sunlight and daylight; No, see above
· Visual dominance and overbearing effects of a development; No, the outbuilding has a relatively low profile and would be adequately screened from 128 Whitley Wood Lane by landscaping. While the occupants of the neighbouring dwellings will notice the structure, it is not considered to cause significant harm in terms of visual dominance and overbearing effects
· Noise and disturbance; No
· Artificial lighting; No
· Vibration; No
· Dust and fumes; No
· Smell; No
· Crime and safety. No
The outbuilding has also been assessed to ensure that it complies with the conditions of Class E, Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015, which relates to ‘buildings etc incidental to the enjoyment of a dwellinghouse’.
The agent has confirmed that the outbuilding would be used as a gym, by the occupants of the principal dwelling at 132 Whitley Wood Lane. The use of the outbuilding as a gym is considered to be incidental to the enjoyment of a dwellinghouse.
The relevant conditions of the GPDO for an outbuilding, which is not listed or in a conservation area, are as follows: 

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

E.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
E.1 (b) the total area of ground covered by buildings, enclosures and containers within the curtilage (other than the original dwellinghouse) would exceed 50% of the total area of the curtilage (excluding the ground area of the original dwellinghouse); complies
E.1 (c) any part of the building, enclosure, pool or container would be situated on land forward of a wall forming the principal elevation of the original dwellinghouse; complies
E.1 (d) the building would have more than a single storey; complies
E.1 (e) the height of the building, enclosure or container would exceed (i) 4 metres in the case of a building with a dual-pitched roof, n/a (ii) 2.5 metres in the case of a building, enclosure or container within 2 metres of the boundary of the curtilage of the dwellinghouse, complies or (iii) 3 metres in any other case; n/a
E.1 (f) the height of the eaves of the building would exceed 2.5 metres; complies
E.1 (g) the building, enclosure, pool or container would be situated within the curtilage of a listed building; complies
E.1 (h) it would include the construction or provision of a verandah, balcony or raised platform; complies
E.1 (i) it relates to a dwelling or a microwave antenna; complies or

E.1 (j) the capacity of the container would exceed 3,500 litres. complies
E.2 In the case of any land within the curtilage of the dwellinghouse which is within:

(a) an area of outstanding natural beauty;

(b) the Broads;

(c) a National Park; or 

(d) a World Heritage Site,

development is not permitted by Class E if the total area of ground covered by buildings, enclosures, pools and containers situated more than 20 metres from any wall of the dwellinghouse would exceed 10 square metres. n/a
E.3 In the case of any land within the curtilage of the dwellinghouse which is article 2(3) land, development is not permitted by Class E if any part of the building, enclosure, pool or container would be situated on land between a wall forming a side elevation of the dwellinghouse and the boundary of the curtilage of the dwellinghouse.  n/a
7. CONCLUSION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

Application Permitted

