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DELEGATED PLANNING APPLICATION REPORT

Ward: Park

App Ref: 231797/HOU
Address: 11 Whiteknights Road, Reading, RG6 7BY
Proposals: Front Boundary Wall (Part Retrospective)

Case Officer: Nathalie Weekes
Date received (valid from): 5 January 2024      Target Decision date: 1 March 2024


1.
SITE DESCRIPTION

The application site is a two-storey detached house located north of Whiteknights Road, a predominantly residential area. The southern side of this part of the street has verdant character lined with tall mature trees. The immediate surrounding area comprises mainly two storey detached and semi-detached dwelling houses of similar style. House extensions of different types form part of the character of the area. The property, like many others within the area, is built of brick with a pitched roof and has existing single storey side extensions.

It is not a listed building or located in a Conservation area but is situated within 40 m of a Green Link and opposite woodland on the edge of the Reading University campus.
Site visit date: 07/02/2024
Site visit photos: [image: image2.png]
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The site before the boundary wall was built
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2.
PROPOSAL AND SUPPORTING INFORMATION

The proposal is for a part retrospective brick boundary wall at the front of the property. A permission was previously granted for a boundary wall subject to conditions on 18/02/2022 under application ref.201166, subject to materials to be used to match those used on the existing brick building, detailing, approved plans and an area of land to be kept free from obstructions.

The application now submitted is a part retrospective application which includes amendments to the previously approved design:
• Sliding gates replace the pair of swing gates.

• All piers are now the same height.

• The piers are now 450mm wide x 450mm deep.

• The design of the gates and railings have been simpliﬁed.

• Flush ﬁtting external lights are built into the piers either side of the entrance gates.

Plans considered

Planning statement

REV/GW/2037/1 Proposed plan, Location and Site plan

As received 12/12/2023

3. RELEVANT PLANNING HISTORY 

231405/NMA Minor amendment to planning permission 231328 for raising proposed flat roof, in line with rest of proposed extension. Refused 19 December 2023
221185/HOU Proposed alterations to property including raising the height to introduce a second floor, front extension to lounge, side extensions to both side elevations and alteration to front facing materials and detailing – refused on 11 November 2022 

210328/HOU - Single storey rear extension refused on 20 April 2021 – Appeal allowed on 31 October 2022 

201166/HOU - Proposed boundary with 925mm high brick wall with railings on top and matching 2000mm high railings for gates with brick piers 2100mm high fronting on to Whiteknights Road. Approved 16 February 2022 

In addition to the above, the house has existing single storey side extensions to both sides, alterations to the rear extension approved at appeal, changes to ground level and outbuildings in the garden.
4.
CONSULTATIONS

The following addresses were consulted by letter.

9 Whiteknights Road, Reading, RG6 7BY

13 Whiteknights Road, Reading, RG6 7BY

Two letters of representation have been received from 9 and 13 Whiteknights Road in objection to the proposal for the following reasons:
· The materials do not comply with Condition 2 of the previous application granted (201166), are orange coloured which does not match the main house and is out of character with the surrounding area. The bricks do not match in colour or texture.
· The piers as built do not comply with the drawings and the walls are higher than permitted.
· There is a labelling error on the plans on pier 9.

· Lighting has been wired into the inside of every pier, in addition to the entrance and was not included in the previous application.

· There is lots of street lighting in the area already, bats and local nocturnal wildlife would be adversely affected.

· Lighting is not in keeping with local context or character of the area (CC7).
· Existing lighting on the house spills into neighbours properties resulting in a disturbance from light pollution at night. It is not clear whether the existing lighting will be removed.

· Design not in keeping with herbaceous softer nature of frontages, opposite Reading University Woods.

· The pier located on the boundary with 13 Whiteknights is taller than the others by 2 tiers of brickwork further denigrating the look of the façade and spoiling the aesthetics of the building.

· Railing has been proposed but there are currently solid wooden panels that look like a compound and it is not clear whether these panels are proposed to be removed.

RBC Transport - The part retrospective application includes design changes including replacement of the swing gates with sliding gates. The line of the boundary wall is consistent with the previously approved design. Visibility splays were previously submitted and deemed acceptable. In view of this, there are no transport objections to this application.

Officer note: The applicant’s agent was made aware of neighbour concerns in the original application and further concerns have been raised for the current application. The material considerations relating to the current application are addressed below.

Ward Councillor Josh Williams also made contact regarding the proposal and previous planning history.

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 and Guidance

National Planning Policy Framework 2023
National Planning Practice Guidance

Reading Borough Local Plan (2019)

CC7 (Design and the Public Realm)

CC8 (Safeguarding Amenity) 
EN12: Biodiversity and the Green Network
H9 (House Extensions and Ancillary Accommodation)

SPD

Design Guide to House Extensions SPD (2021)

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.

6. APPRAISAL 

Principle

Plans were approved for a front boundary wall under application 201166 on 18 February 2022. The principle of a front boundary wall at the site has been established. In this instance, it is necessary to assess whether the changes are reasonable or whether the amendments proposed result in a detrimental impact on the public realm, character of the area and neighbouring amenity and green network.
Design, Character and Appearance
Application approved plan: P/GW/2037/1             
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Proposed plan REV/GW/2037/1
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The materials used in the construction of the part retrospective boundary wall are ‘brick’, however the colour is a bright ‘orange red’ tone which does not match either of 2 types of bricks used in the construction and extension of the main dwelling. The bricks used to build the wall are considered to be in conflict with the main building. The wall colour is visually prominent within the public realm, out of character with the area and detracts from the appearance of the main dwelling. Surrounding houses have a variety of different types of brickwork, however the part retrospective wall colour dominates the streetscene. 
This amended scheme includes the removal of architectural features as originally approved, including the brickwork detail under the railings, wider piers and infill railings without finials, with a large sliding gate, rather than opening gate with finials, resulting in a more severe appearance, with an increased sense of containment and enclosure.  The changes to the front boundary wall, gates and infill railings are considered to be detrimental to the appearance within the public realm. The application form refers to steel sliding gates but does not specify whether they are one or two gates or how they would operate. The proposed plans show a railing type appearance for the gates and the infill railing panels. The appearance of the infill railings and sliding gates in the amended design is unclear as to whether they will be solid or consist of actual railings which can be seen through and retain a view of the original dwelling and greater openness and connection with the surrounding area. In addition the simplification of the design, the loss of finer details such as the finials and increased piers widths when combined with the colour of the bricks result in an unacceptable appearance.  No material specifications have been provided for the large sliding gates, the infill railings, the pier caps, the lights or any final brickwork to be completed. The existing blue boarding panels, and blue entrance gates were noted at a site visit and verbally confirmed by the agent as being temporary in December 2023, however no further additional information has been provided regarding when the blue panelling would be removed.
Lighting is only shown on the external front two entrance piers on the proposed plan REV/GW/2037/1. No details have been provided as to the proposed luminance of the lighting and whether the light would be pointing downwards to avoid light pollution. The site is in close proximity to a Green Link and there is woodland opposite and it cannot be determined whether the lighting would have detrimental impact to local wildlife or neighbouring residents.
At the site visit, it was noted that electric cabling was visible on the inside of all of the piers to provide lighting around the inside of the wall which is not reflected in the plans submitted. Plans submitted are incorrect and do not represent the part retrospective wall that has been built. The amount of lighting cables currently built into the front boundary wall is considered excessive. 

Even if the current proposal was considered acceptable, the development being constructed on site would not comply with the plans submitted. At the site visit it was also noted that one pier located next to 13 Whiteknights Road is higher than the others contrary, to the proposed plans. The plans do not represent what has been built on site. Even if amendments were made to ensure all the piers are the same height and the additional lighting was removed, the type of brick used in the construction of the wall in considered unacceptable. No information has been provided on whether any elements of what has been built already will be removed or demolished. 

The previous application determined that ‘individual owners may wish to have a design not be to everyone else’s taste but while different there is nothing intrinsically wrong with what is currently proposed, subject to the materials and build being of an acceptable standard.’ However the part retrospective wall that has been constructed in not in keeping with the original house and the design has reduced in a quality of materials and detailing. 

Transport

RBC Transport team have no objections to the proposed boundary wall and, had the scheme been acceptable overall, a condition would have been included with respect to maintaining visibility splays.

Other Issues
Land to the front of the boundary wall

The area of land shown on the approved application drawing, between the proposed wall/railings and the highway boundary, is currently free from obstruction and should be kept free from all obstructions to visibility above a sightline height of 0.6 metres from the surface of the carriageway, in order to comply with road safety requirements. Had the scheme been acceptable a condition would have been recommended to this effect.
Other unauthorised works are reported to have been undertaken at the site. A non-material amendment application was recently refused for proposed works that added volume to the building (ref 231405), because the scale of increase was considered to be a material change from plans approved at appeal for application 210328. Works had already been completed on site. The unauthorised developments are currently under investigation by the RBC Building Control and RBC Enforcement teams.
Conclusion

The part retrospective wall is considered to have a detrimental impact on the public realm, it is visually dominant and set in a prominent position along Whiteknights Road. The bricks used in its construction do not support or improve the overall character and appearance of the existing dwelling and the part retrospective brick wall colour is out of keeping with the character of the area. The bricks do not match or complement either of the two types of bricks used in the construction of the main house. The loss of finer architectural detailing, such as the infill railings without finials, inclusion of wider piers and large sliding gate(s) rather than opening gate with finials, and simplified design result in an unacceptable appearance. The part retrospective proposal is considered to be harmful to the character and appearance of the site and its surroundings and has a detrimental impact on the amenities of the original building and those of neighbouring properties. As such the proposal is found to be contrary to Policies CC7 (Design and the Public Realm), CC8 (Safeguarding amenity) and H9 (House Extensions and Ancillary Accommodation) of the Reading Borough Local Plan (2019) and the Council’s Supplementary Planning Guidance “Design Guide to House Extensions” (2021 and NPPF 2023 (para. 135).
The site is in close proximity to a Green Link, local woodland and neighbouring properties and there has been a failure to demonstrate that there would not be a detrimental impact on bats and local wildlife, and residents as a result of light pollution from the proposed boundary wall lighting. No information regarding luminance or light spill has been provided and, therefore, the proposed scheme is contrary to policies CC8 (Safeguarding Amenity) and EN12 (Biodiversity and the Green Network) of the Reading Borough Local Plan (2019) and NPPF 2023 (para 185 and 191). 

The proposal fails to provide accurate plans or drawings. The plans do not accurately demonstrate the height of all of the piers and do not show the amount of lighting proposed. No information has been provided on whether any elements of what has been built already will be removed or demolished and as such this would be contrary to policy CC7 of the Reading Borough Local Plan (2019) NPPF 2023 (para140). 
RECOMMENDATION

REFUSE
Subject to the following conditions:

· Design, materials and harmful impact of development
· Light pollution

· Inaccurate plans
