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DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Church

App Ref: 240515/HOU
Address: 17 Whitley Wood Road, Reading, RG2 8HX
Proposals: Retrospective application for an outbuilding that is built for purposes incidental to the enjoyment of the house. 
Case Officer: Huimin Chen
Applicant: Mr Puri
Date received (valid from): 22 April 2024      Target Decision date: 10 July 2024 (EXT)


1.
SITE DESCRIPTION
The application site is a bungalow with a spacious rear garden. The rear gardens of no. 1, no. 3, and no. 5 Wheatley Close are southwest of the boundary of no. 17 Whitley Wood Road. Additionally, the retrospective single storey garden outbuilding is located at the bottom of no. 17, facing no. 5. The boundary line of the application site has many trees and bushes. It is not a listed building, nor does it fall within a conservation area. The surrounding area is predominantly residential.
Site visit date: 3 June 2024
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2.
PROPOSAL AND SUPPORTING INFORMATION

Planning permission is sought for the retrospective approval of a single storey garden outbuilding within the curtilage of the application site. 
This application arises from an enquiry received by the enforcement team from the residents of no.5 Wheatley Close regarding the existing single storey garden outbuilding. Following an investigation, the enforcement team suggested that the existing garden outbuilding is outside of permitted development and advised the occupier of no.17 Whitley Wood Road to apply for retrospective planning permission. (Enforcement Team Ref: 770602). 

Following the assessment of the existing site block plan (Drawing No. A-100 Rev. P3) and existing elevations (Drawing No. A-101 Rev. P3) and in the context of neighbour comments, it was considered that amendments would be required.  Therefore, the agent amended the proposal for the retrospective single storey garden outbuilding, so that amended proposal includes the removal of part of the patio to ensure the structure would be more than 2m away from the boundary of the rear garden. Additionally, the side windows facing no.5 Wheatley Close would be changed to obscure glazing. 
The rest of the retrospective garden outbuilding would remain unchanged. It would feature an aluminium frame structure with clear plastic sides (except for the proposed change), used as a sunroom, and set on a concrete base with ceramic tiles. The retrospective garden outbuilding would have a hipped roof made of galvanized steel. The eave height would measure 2.5m, and the total height would be 3.122m. 
Further to the communication with the agent (see appraisal below), the following plans were assessed: 

Drawing No. A-102 Rev. P5 - Proposed Site Block Plan received on 2nd July 2024
Drawing No. A-103 Rev. P5 – Proposed Outbuilding Elevations received on 2nd July 2024
Drawing No. A-100 Rev. P3 – Existing Site Block Plan received on 22nd April 2024
Drawing No. A-101 Rev. P3 – Existing Elevations received on 22nd April 2024

Location Plan received on 22nd April 2024
Specifications - Frosted Film and Netting received on 8th July 2024.

Proposed Elevations:                                         Proposed Site Block Plan:
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3. RELEVANT PLANNING HISTORY 

· 141985/CLP - Certificate of Lawfulness for proposed home office/gazebo in the garden – Application Refuse

· 150336/CLP - Certificate of lawfulness for proposed outbuilding – Application Permitted

· 150494/HOU - Alterations to roof consisting of a change from a hip to gable and increasing the height of the property from 5.2m to 5.4m, single storey rear extension, front porch and replacement garage. – Application Permitted
· 171494/HOU - Hip to gable roof extensions, rear flat roof box dormer, roof lights to rear and front, single storey side extension. – Application Permitted
4.
CONSULTATIONS

Internal consultation:

Planning Enforcement:
Following the site visit and investigation, the enforcement team considered that the main issue is the distance of the raised base from the boundary line of neighbouring properties. Therefore, the enforcement team advised the owner to apply for planning permission.
Tree consultee:

The application form indicates that there are no trees on the property or adjoining properties that are within falling distance of the retrospective garden outbuilding. However, the plan shows many trees. Since this is a retrospective application, any harm has already occurred. Please see appraisal below for further assessment.
The following addresses were consulted by letter.
7 Wheatley Close, Reading, RG2 8LP

1 Wheatley Close, Reading, Berkshire, RG2 8LP
27 Rushden Drive, Reading, RG2 8LJ

3 Wheatley Close, Reading, RG2 8LP

15 Whitley Wood Road, Reading, RG2 8HX
5 Wheatley Close, Reading, RG2 8LP
Two objection letters of representation were received as follows:

‘I would like to object to this planning application on the ground of the garden building being too close to the border fences of mind and many other properties and the overall height of the whole building. The building has been placed under an old Oak tree that in the past has lost branches in the high winds and I fear this could happen again.’ 
‘I object to this planning application, my reasons are as follows:
1. The garden building is too close to the boundary fence (less than 2m) and the height is too tall (over 2.5m).

2. The building is directly at the end of our garden and can see right into the rear of our lounge and kitchen which is invasive to our privacy and affecting the enjoyment of our home.

3. As the building is a wall of glass right at the end of our garden (our garden is not very large), on sunny days the glass window panels of the building reflects sunlight into our home which means we have to close our curtains to cut out the reflection.’ 
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

Reading Borough Local Plan (2019)
CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity) 

H9 (House Extensions and Ancillary Accommodation)
H10 (Private and Communal Outdoor Space)
EN14 (Trees, Hedges and Woodlands)
SPD

Design Guide to House Extensions SPD 2021
6.
APPRAISAL

Character and Appearance

Policy H9 states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design and 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. Policy CC7 also sets out relevant considerations for design.
The spacious rear garden of the application site is considered capable of accommodating the scale of the retrospective single storey garden outbuilding. There are no identified risks regarding the character and appearance of the host dwelling and the street scene, as the retrospective garden outbuilding is sited at the bottom of the rear garden, more than 30m away from the host dwelling, and is not visible from the street. Additionally, due to its small scale, it is not considered to adversely affect the character and appearance of the wider environment or have a significant impact on neighbouring properties in terms of its scale and design. 
Residential Amenity
Policy H9 states that an extension will be acceptable where it does not result in an overbearing impact on neighbours. Policy H10 seeks to ensure that the amenity of gardens and other outdoor areas are not compromised. Policy CC8 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.

There are no identified risks of overbearing or blocking sunlight and daylight to the neighbouring properties, given its single storey natures and the retrospective outbuilding is sited at the rear of the garden. Objections raised by neighbouring properties regarding the height of the retrospective outbuilding are not considered harmful, as it is a single storey structure with a hipped roof, measuring 2.43m in eave height and 3.122m in total height. The assessment regarding other issues is as follows:
The existing garden outbuilding is considered harmful to no.5 Wheatley Close in terms of privacy and overlooking, as it features plastic glass sides, a raised platform and low fence, which facilitate direct views into the rear garden and parts of the interior space of no.5 Wheatley Close. Additionally, an objection letter noted that on sunny days, sunlight reflects off the glass window panels to create glare.
Following communication with the agent, revised plans for the retrospective single storey garden outbuilding were received, illustrated to remove part of the raised platform, measuring 2.4m along the southwest boundary and 2.1m along the rear boundary of the rear garden of the application site. Additionally, the proposal includes changing the plastic glass sides directly facing no.5 Wheatley Close to obscure glazing. Upon confirmation with the agent, it has been proposed to apply 'Frosted Film' to the glazing, and built-in inset nettings will be installed on all glazing units. Therefore, the amendments are considered to positively address concerns regarding harm to neighbouring properties in terms of privacy and overlooking issues. Furthermore, inset netting and frosted windows are expected to mitigate the glare issues.  Inset netting diffuses light, reducing its intensity, while frosted windows scatter light, providing privacy and minimizing direct glare.
Moreover, the permitted development right for the erection of a garden outbuilding has not been removed from the application site; the revised retrospective single storey garden outbuilding complies with the conditions of Class E of Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015, which relates to ‘buildings etc.’, Therefore, the applicant could obtain a Certificate of Lawfulness as well and this fallback position is a material consideration. 
Overall, the revised retrospective single storey garden outbuilding is considered acceptable in terms of residential amenity.
Trees

Policies EN14 states that individual trees, groups of trees, hedges and woodlands will be protected from damage or removal where they are of importance, and Reading’s vegetation cover will be extended. The quality of waterside vegetation will be maintained or enhanced.
Both the site visit and submitted site plans show many trees on the application site. The planning application is regarding the retrospective single storey garden outbuilding. Following consultation with the Natural Environment (Tree) team, it has been confirmed that any potential harm has already been done. The agent also confirmed that the retrospective garden outbuilding is entirely above ground level and has no services connected to it; it is essentially a Costco off-the-shelf shed/outbuilding. Therefore, considering the presence of the TPO Oak tree (order number: 2/18) overhanging from the garden to the rear (7 Egerton Road), advisories will be provided via informatives. 
Regarding the objection: 
The building has been placed under an old Oak tree that in the past has lost branches in the high winds and I fear this could happen again.’ 

Please refer to the informatives.
7. CONCLUSION  
The proposed development has been assessed as set out above and is considered to be acceptable on that basis, subject to the following conditions.
8.
RECOMMENDATION  

Recommended Conditions:
Approved plans

Time limit

Materials (As specified)

Informatives

Positive and proactive working 

Advice about TPO.d trees and trees in Conservation Areas

Advice that PD rights do not override tree legislation


