
 

DELEGATED APPLICATION REPORT 
Ward: Emmer Green Ward 
App Ref: PL/26/0658 Lawful development: Proposed use 
Address: 33 THE HORSE CLOSE, EMMER GREEN, READING, RG4 8TT 
Proposal: Certificate of Lawfulness for the construction of an outbuilding in the rear garden. 
Applicant: F Doka 
Received date: 18/05/2026 
Target Decision date: 13/07/2026 
Case Officer: Gary Miles 
 
 
Introduction and Proposal  
 
The application site is a detached property located on the southwestern side of The Horse Close. 
  
The surrounding area is predominantly residential. The property is not listed and nor is it situated within a 
conservation area.   
 
The proposal is for the erection of a flat roofed, rectangular outbuilding in the rear garden. The 
outbuilding will measure 8.5m in length by 4.5m in width and have a maximum overall height of 2.5m. 
The outbuilding will be positioned in the rear garden which is downgradient from the host property. The 
outbuilding will be positioned adjacent to the boundary treatment and adjacent to an outbuilding in the 
rear garden of a neighbouring property. 
 
The supporting document titled: Evidence to Verify the application for a Lawful Development (Atrio 
Architecture) states the proposed outbuilding is to be used for garden storage, as a playroom and a 
home gym incidental to the enjoyment of the main dwelling. The proposed outbuilding includes a toilet 
but does not contain separate self-contained primary living accommodation. 
 
Site visit date: 21st May 2026. No photo’s due to access issues.  
 
Plans Submitted  
The following plans were submitted on 18th May 2026:  
Drawing no: PP-14942317v1-Location Plan, dated May 26 
Drawing no: A-101-Existing Site Plan, dated May 26 
Drawing no: A-102-Proposed Site Plan, dated May 26 
Drawing no: A-103-Proposed Ground Floor Plan, dated May 26 
Drawing no: A-104-Proposed Plans, dated May 26 
Drawing no: A-105-Block Plan, dated May 26 
The supporting document titled: Evidence to Verify the application for a Lawful Development (Atrio 
Architecture) 
 
Relevant Planning History  
 
PL/26/0116 - Single storey rear, side extension, front extension and first floor extension including dormer 
windows and associated works – Variation of Condition 2 Approved Plans – Approved April 26 
 
PL/25/0329 – Single storey rear, side extensions, front extension and first floor extension including 
dormer windows and associated works – Approved Nov 2025 
 
PL/18/1038 – Demolition of existing bungalow, two replacement detached dwellings – Refused Aug 2019 
– Appealed and Dismissed by Inspectorate Mar 2020 
 



 
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 outbuilding must be 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 the ‘buildings etc 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 – the outbuilding is within 
the rear garden 
 
E.1 (d) the building would have more than a single storey; complies – single storey only  
 
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, complies (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; N/A 
 
E.1 (h) it would include the construction or provision of a verandah, balcony or raised platform; N/A  
 
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. N/A 
  
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. Complies 
 
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. complies – the property is not in Article2(3) land.  
 
Recommendation  
The proposal has been assessed against the Town and Country Planning Act 1990 (as amended)  
and Class E, Part 1, Schedule 2 of the Town and Country Planning (General Permitted Development)  
(England) Order 2015. It can be confirmed that the proposed operation would be lawful for planning  
purposes on the basis of the following drawings:  
 
Drawing no: PP-14942317v1-Location Plan, dated May 26 
Drawing no: A-101-Existing Site Plan, dated May 26 
Drawing no: A-102-Proposed Site Plan, dated May 26 
Drawing no: A-103-Proposed Ground Floor Plan, dated May 26 
Drawing no: A-104-Proposed Plans, dated May 26 
Drawing no: A-105-Block Plan, dated May 26 
And the supporting document titled: Evidence to Verify the application for a Lawful Development (Atrio 
Architecture)  
 
Sufficient evidence has been provided to demonstrate that a Certificate of Lawfulness should be  
granted for the proposed outbuilding. Therefore, the Local Planning Authority can issue the applicant  
with a Certificate of Lawfulness for the proposed development.  
 
Informatives  
Building Regulations  
Encroachment and Party Wall Act  
Construction and Demolition  
Incidental Use  
Tree Protection  
 

 
 


