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COWENTS:

Furt her Representations - Planning Application Reference 253113

O ear View Cottage, Wistley Green, Hurst, Wkingham RGLO ODU W
write as nei ghbouring objectors in response to the letter subnmtted
by ET Pl anning on behal f of the applicant, dated 25 February 2026.
W wshto fornmally draw the Local Planning Authority's attention
to a nunber of material concerns regarding the content of that
letter, including what we consider to be factual inaccuracies,
internal contradictions and assertions nade w thout adequate
evidential support.

1. | NTERNAL CONTRADI CTI ON AND FACTUAL | NACCURACY - THE CAR PORT:
STORAGE OR ACCOVMODATI ON?

We nust draw the Local Planning Authority's attention to what
appears to be a significant contradiction within the ET Pl anni ng
letter

tself.

On page 1, the letter describes the devel opnent as including "a
detached carport with first floor storage." However, on page 8,

under the heading ' her Planning Considerations', the sane letter
accuses objectors of nmaking a factual inaccuracy in claimng the
carport would contain accomobdation, asserting that the planning
submni ssi on

"explicitly" shows it would not.

This is a direct contradiction within ET Planning's own docunment. W
wi sh to draw the Local Planning Authority's attention to the
original planning drawings submtted with this application, which

| abel the first floor of the car port as 'accommpbdation' not

storage. W attach the relevant extract fromthe plans as supporting
evi dence.

This discrepancy is not a minor term nol ogical issue. |ndeed the
design appears to be nore in line with the expectations for
acconmodati on rather than storage with the pernanent staircase,
doorway and architectural design (perhaps glazing?) shown on the
north el evati on The designation of this space as accommopdati on
rather than storage has significant nmaterial inplications,
including the level of activity generated, the need for regul ar
pedestrian access via the

external staircase, and the resulting inpact on the anenity of

nei ghbouring properties. W respectfully ask that the Local Pl anning
Authority seeks fornmal clarification fromthe applicant as to the
i ntended use of this space before this application is determ ned.

2. TONE OF THE ET PLANNI NG RESPONSE

Whilst the letter states at the outset that its purpose is to
provide "constructive coments,"” we would respectfully suggest that
t he

| anguage used t hroughout does not consistently reflect this aim The
docunent variously describes objectors' positions as "plainly

m sl eadi ng," "perverse," "disingenuous,"” "disappointing and
illogical," and "nonsensical."

We would invite the Local Planning Authority to consider whether



this tone reflects the kind of bal anced, evidence-|ed professiona
response that would ordinarily be expected in this context, and to
wei gh the docunent accordingly.

As a further specific exanple, referring to our referenced

approxi mate hei ght of the carport as a factual inaccuracy is

m sl eadi ng and not constructive. A nore reasoned and constructive
response woul d have quoted the height of the carport and that of its
nei ghbouring existing building for factual reference and in the
spirit of openness. Having reviewed for a second tine the 'proposed
carport plans and el evations' drawi ng, using the scale provided on
the drawing (0-5m) the elevations do appear to scale close to 6m
but we wel cone any clarifications the applicant can provide to
justify their response.

3. DENSI TY COVPARI SON - USE OF NURSERY GARDENS AS A BENCHWMARK

ET Pl anning's response places significant weight on a density
rison study (Appendix 1), which exam nes 15 surroundi ng properties
to argue that the proposed devel opnent woul d not constitute
overdevel opnment. W wish to raise a specific concern regarding the
i nclusion of properties within Nursery Gardens in this analysis.

Nursery Gardens is a nbdern housing estate containing 17 dwellings.

I ncluding individual plots fromwithin that estate each of which
occupies only a fraction of the overall site as conparators agai nst
the single application plot at Clear View Cottage is, in our view, a
m sl eadi ng basis for conparison. A plot within a 17-dwelling estate
will, by definition, have a very high density ratio. Using such
properties to denonstrate that the proposed devel opnent is
proportionate in scale conflates two entirely different types of
residential |and use.

A neani ngful density conparison should be nmade agai nst conparabl e
single residential plots in the surrounding area, not agai nst
subdi vi ded est at e housi ng.

We woul d al so further conmment that the docunment itself clearly shows
(in the imge provided with house sizes) that the proposed

property is significantly bigger than any other property in the
vicinity. And it appears unclear as to the actual size of the
proposed property,

with the letter quoting 391n2, however the appendix 1 inage seens to
show 365n2 + 119nR2. Clarity woul d be appreciated.

4. OVERLOKI NG - THE CAR PORT STAI RCASE

ET Planning's letter states that "there would not be any direct
overl ooking fromw ndows of the proposed dwelling to any

nei ghbouring properties.” W do not dispute the position regarding
wi ndows of the nain dwelling; however, we consider that this
statenent fails to adequately address the inpact of the externa
staircase providing access to the first floor of the car port.

Any person using that staircase will be el evated progressively above
ground |l evel during their ascent. Gven the proximty and
orientation of the car port relative to our property, we are
concerned that the staircase will block light and provide a direct
and el evated line of sight into our garden and in particular into
the play area regularly used by our children, which is situated

al ongsi de our garage to the north west that is not shown in any of
the subnmitted docunentation and seens to have been overl ooked. This
appears to have been designed as an active, regularly used route,

not a fixed wi ndow, at a hei ght above the border fence to our



property and its inpact on our privacy should not be disni ssed by
reference to wi ndow angl es and separati on

di st ances al one.

We fornmally request that the Local Planning Authority seeks the
following information fromthe applicant:

- The proposed ridge and eaves height of the car port structure; -
The maxi num hei ght of the external staircase;

- A sightline or privacy assessnent denonstrating what views woul d
be available fromthe staircase toward the curtil age of

nei ghbouri ng

properties

5. | MPACT ON DAYLI GHT AND SUNLI GHT

ET Planning's letter dism sses concerns regarding |ight |levels by
stating that any inpacts "do not anount to harm" W strongly

di spute this conclusion in respect of the carport specifically, and
we do not consider it has been adequately evi denced.

No formal daylight or sunlight assessnent has been submitted with
this application. The car port, by reason of its height, nmassing,
and

proxinmty to our shared boundary, will have a direct inpact on the
anmount of sunlight reaching our garden at various tinmes of day. The
| evel of sunlight our garden enjoys was a nmaterial factor in our
deci sion to purchase our property. The casual assertion that inpacts
to light Ievels do not anpbunt to harm unsupported by any technica
assessnent is not, in our view, sufficient to discharge the Loca

Pl anning Authority's obligation to consider residential anenity
properly.

We respectfully request that a formal daylight and sunlight
assessnent be required, carried out in accordance with the BRE

gui delines 'Site Layout Planning for Daylight and Sunlight,' before
this application is determn ned.

We trust the Local Planning Authority will give full consideration
to the points raised above, and in particular to the contradiction
identified in point 1, which we regard as a naterial natter
requiring clarification before any decision is nade.

Yours faithfully,

Clare & Phil Austin

17 Nu rsery Gardens, RGLO OGN



