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1.
INTRODUCTION

The application site is a two storey detached dwelling, located to the end of a cul-de-sac. At the time of the officer’s visit, the site benefitted from an open frontage, laid to hardstanding. The surrounding area is predominantly residential, with a generally verdant character. Many of the immediate neighbouring dwellings benefit from boundary walls to the frontage. 
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for the erection of a boundary wall to the site frontage. The wall would comprise Terca Tuscan Red Multi brick, projecting to a depth of 5.7m to the westward side boundary and 9.1m to the eastward side boundary. The proposal would extend across the front boundary at a width of 9.4m, with a gap of 5m maintained to the eastward side boundary. The wall would stand at a height of 1.5m, with individual brick piers and stone copings projecting to a maximum height of 2m, spaced at approximately 2m intervals. 
The existing concrete hardstanding to the frontage would be covered in resin-bound gravel. 

The agent supplied the following, received on 1st November 2017:


Drawing No: PL02 – Site Location, Block Plan, Proposed Site Plan and Front Elevation


The agent was advised on 24th November 2017 of a number of reservations held with the proposal. Due to its height and extent, the boundary wall would be unneighbourly, with a visual dominance. The proposal would not reflect the generally verdant character of the surround area. The agent was advised that there may be scope to erect a more sympathetic boundary treatment, in keeping with the surrounding area.  

Subsequently, the agent supplied the following, received on 4th February 2018:


Drawing No: PL02 Rev. A – Site Location, Block Plan, Proposed Site Plan and Front Elevation 
3. RELEVANT PLANNING HISTORY 

091267/FUL – Part one, part two storey side and rear extension – Permitted 13/07/09
121324/VAR – Variation of condition 1 of 091267/FUL – Permitted 23/05/12
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
1A Mansfield Road, Reading, Berkshire, RG1 6AL

2A Mansfield Road, Reading, RG1 6AJ
1C Mansfield Road, Reading, Berks

2c Mansfield Road, Reading, RG1 6AJ

2b Mansfield Road, Reading, RG1 6AJ
4.2
Letters of representation have been received as follows:


One, with regard to the following:
· A 2m high wall would reduce the amount of light to the front and side of 1c Mansfield Road Officer note: the residents of 1c Mansfield Road may have experienced a small reduction in the amount of light to their site frontage, though it is not considered that this would be to a significantly harmful degree. Indeed, at the time of the officer’s site visit, the affected boundary of the neighbouring dwelling comprised close-boarded timber fence and high hedge, which would mediate the extent of any further loss of light. Of greater concern was the visual dominance of the wall. The reduction in height of the proposal is considered to have overcome these concerns to a sufficient degree
4.3
Transport raised no objection to the proposal, as the dwelling is located to the end of a cul-de-sac on a non-classified road.

Natural Environment raised concerns that a 2m high wall to the site frontage would create an overly urban sense of development in a suburban landscape, which is out of keeping with the surrounding frontages. It was advised that other neighbouring dwellings on Mansfield Road have low brick walls or railings to their front boundaries which permit wider views from the highway; the landscaping to the rear of which enhances the verdant character of the street. It was advised that a low level brick wall or railings with a well-maintained hedge would provide privacy without harming the amenity of the area.  
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 Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL

Design and impact on the character of the area
Policy CS7 of the Core Strategy states that development must be of a high design quality that maintains and enhances the character and appearance of the surrounding area. The particular character of the area should not be damaged or lost by insensitive new development. Additionally, the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions states that proposals that would close off views or change the character of a street will usually be resisted. 
The original proposal was for a 2m high wall to the front and side boundaries. As above, concern was raised that this would not reflect the character of the street, and that harm would be caused to the residential amenity of neighbouring dwellings as will be detailed below. The frontages of dwellings on Mansfield Road variously comprise brick walls and railings, of varying heights. Further contributing to the character of the area is landscaping which enhances the verdant quality of Mansfield Road. The application site is located to the end of a cul-de-sac, with a gradually rising topography in a northerly direction. The frontages of dwellings immediately surrounding the application site comprise brick walls with approximate heights of 1-1.5m. 2c Mansfield Road benefits from a wall with brick piers broadly similar to that proposed. 2a Mansfield Road benefits from a wall of broadly the same height as that proposed. 

While still large, the reduction in height of the proposed wall reduces any harmful impact to a sufficient degree. The wall height, and provision of brick piers and coping stones, is generally reflected at other nearby frontages. An opening of 5m width to the front boundary, and the provision of gravel to the existing hardstanding softens the impact of the development. As such, the proposal is in accordance with Policy CS7 of the Core Strategy and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 

Impact on neighbours
Policy DM4 of the Sites and Detailed Policies Document states that development will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties. This has been assessed and it is considered the proposal would not cause a significant detrimental impact to the living environment of any existing or new occupiers or neighbours. Though residents of 1a and 1c Mansfield Road, in particular, will notice the additional height and depth of the proposed wall, this is not considered to be to a significantly harmful degree. The impact to 1c Mansfield Road is mediated by the existing boundary treatment. Due to the orientation of the dwellings, the proposed wall is not considered to cause significant difficulties for pedestrians and motorists seeing each other when vehicles pull out of driveways. As such, the proposal is in accordance with Policy DM4 of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 
7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

Application Permitted

