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DELEGATED APPLICATION REPORT

Ward: Coley Ward

App Ref: PL/26/0899 Listed building consent (Al/Ext)

Address: 1 YEW LANE, READING, RG1 6DA

Proposal: To replace existing single glazed timber windows with double glazed timber windows
Applicant: Mr Stuart Bricknell

Received date: 07/07/2026

Target Decision date: 01/09/2026

Agreed Extension of Time until: 18/09/2026

Case Officer: Gary Miles

Site Description

The application site, Rose Cottage is a Grade Il Listed property consisting of a 1 % storey, two-bed
dwellinghouse with walled garden situated within Coley Park Farm. The property was once part of a
grand manor house known as Coley House. Some of the buildings date back to C1550. Rose cottage
and the neighbouring properties were converted into residential use in the 1980’s along with extensions
and modernisations.

‘vSite Location Plan. Property circled in red.

Site visit date: 14" August 2026
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Lookingrat the Westerly facing eyle\'/.é‘tion being the side of the property with rear gated access.
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Proposal

Listed Building Consent is sought to replace 10 no. single glazed timber windows with double glazed
timber casement windows. The existing single glazed windows are not original and were introduced
when the property was originally converted into residential use.

The existing windows are to be replaced ‘like for like’ in terms of dimensions and format with slim profile
and spacer bars and painted off white.

The replacement windows will have side hung double casements.

The proposed development will replace the existing windows like for like but also be more thermally
efficient and provide the property with much needed security.

Plans and documents considered:

Application Form

Location Plan (Ordnance Survey)

Location Plan — PP-15061491v1 (Planning Portal) dated Jul 26
Drawing no: 001-Existing Elevations, dated May 26

Drawing no: 002-Proposed Window Scale Drawings, dated May 26
Drawing no: 003-Existing Window Detail, dated May 26

Drawing no: 004-Proposed Window Detail, dated May 26

External photographs of windows to be replaced

Internal photographs of windows to be replaced

Design and Access Statement

Heritage Statement

Timber Windows Catalogue and Specification document Ref: 9601/1 V2
Received by the Local Planning Authority on 7" July 2026
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Proposed Window Scale Drawings — to be replaced.



Proposed Window Detail at scale 1:5

ALL DIMENSIC
ALL LINEAR DIMEN
ALL ANGLE DIM

CONVENTIONAL CASEMENT

18 mm Unit

5 IN MM
+0.4

BREAK ALL SHARP
DRAWINGS ARE NOT TO SCALE

Please note:

Windows will not feature trickle vents
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- Section reference only (not to scale)
ITEM QTY  ITEM REFERENCE PRODUCT
1 1 Road Side Bedroom Conventional Cottage Window
2 h| Rear Bedroom Conventional Cottage Window
8 1 End Shower Room Conventional Cottage Window
4 1 End Stairs Conventional Cottage Window
5 1 Road Side Lounge Conventional Cottage Window
6 1 Road Side Lounge Conventional Cottage Window
7 1 Road Side Dining Room Conventional Cottage Window
8 1 Rear Lounge Conventional Cottage Window
9 1 Rear Kitchen Conventional Cottage Window
10 1 Road Side WC Conventional Cottage Window

Relevant Planning History

PL/26/0279 - Replace existing single glazed timber windows with double glazed timber windows — Pre
Application Advice — April 2026.

Consultation

Internal

REMARKS

Avon - Black handle.
Avon - Black handle.
Avon - Black handle.
. Horizontal Astragal Bars.
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Window Schedule Summary
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VERTICAL SECTION DETAIL
- TOP AND BOTTOM RAIL

- SCALE 1:5

VERTICAL SECTION DETAIL

VERTICAL SECTION DETAIL -
GLAZING BAR
SCALE 15

Horizontal Astragal Bars
Horizontal Astragal Bars.
Horizontal Astragal Bars

Horizontal Astragal Bars
Horizontal Astragal Bars.
Horizontal Astragal Bars.
Horizontal Astragal Bars.
Horizontal Astragal Bars.
Horizontal Astragal Bars.

. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
. Off White Finished.
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Further to our site visit to the application site above, | have reviewed the submitted documents and
details of the proposed replacement windows, which have a close match with the existing in design, are
made of timber and have a slim-profile double glazing, which are all acceptable.

| suggest adding the standard condition below to the decision notice.

All external and internal works of making good to the retained fabric shall match the existing adjacent
work with regard to the methods used and to material, colour, texture and profile. All such works and
finishes shall be maintained as such thereafter.

REASON: In order to safeguard the special architectural or historic interest of the heritage asset in
accordance with Policy EN1 of the Reading Borough Local Plan 2019.

External

e The planning notice was attached to the nearest streetlamp column located adjacent to the
property on 14" August 2026 and left place for the statutory 21-day public consultation period.

No letters of representation have been received

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.

Relevant Planning Policy and Guidance and Legal 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. The
Development Plan for Reading relevant to the application site comprises the Reading Borough Local
Plan (2019).

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local
planning authority to have special regard to the desirability of preserving a listed building or its setting or
any features of special interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local
planning authority in the exercise of its functions to pay special attention to the desirability of preserving
or enhancing the character or appearance of a conservation area.

The ‘National Planning Policy framework’ ("NPPF”’) states clearly that its content is to be a material
consideration in the determination of applications. The NPPF’ states that due weight should be given to
the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed
Policies Document) according to their degree of consistency with the ‘NPPF’ (the closer the policies in
the plan to the policies in the ‘NPPF’, the greater the weight that may be given). Accordingly, the ‘NPPF’
and the following development plan policies and supplementary planning guidance are relevant
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Relevant Policies

National Policy
National Planning Policy Framework 2026

Reading Borough Local Plan (2019)
CC7 Design and the Public Realm
EN1 Protection and Enhancement of the Historic Environment

Local Plan Update

The current version of the Local Plan (adopted in November 2019) turned five years old on Tuesday 5th
November 2024. The Local Plan was reviewed in March 2023 and around half of the policies in the plan
are considered still up to date. However, the rest need to be considered for updating to reflect changing
circumstances and national policy. The submission version of the Local Plan was submitted on 9" May
2025.

Although there is a five-year period for carrying out a review of a plan after it is adopted, nothing in the
NPPF or elsewhere says that policies automatically become “out of date” when they are five years old. It
is a matter of planning judgement rather than legal fact whether a plan or policies within it are out-of-date.
This will depend on whether they have been overtaken by things that have happened since the plan was
adopted, either on the ground or through changes in national policy, for example.

Officer advice in respect of the Local Plan policies pertinent to this application is that they remain in
accordance with national policy and that the objectives of those policies remain very similar in the draft
updated Local Plan. Therefore, they can continue to be afforded weight in the determination of this
planning application and are not considered to be ‘out of date’.

Appraisal

The NPPF details that when considering the impact of a proposed development on the significance of a
designated heritage asset great weight should be given to the asset’s conservation. The more important
the asset the greater the weight should be, and any harm or loss should require clear and convincing
justification.

Policy EN1 states that the character and integrity of listed buildings will be preserved, and the Council
will seek to enhance the settings of listed buildings wherever appropriate, by ensuring that new
development in their vicinity is sympathetic.

The works are subservient to the overall scale of the of the Listed building. The proposed replacement
windows will be replaced with double glazed casement windows in the same style as the existing
windows. The applicant has worked with the window supplier to secure like for like replacements.

The proposed development is not considered to adversely impact the fabric or appearance of the historic
building and would not harm the special historic character. The proposal is therefore considered to

accord with Policies EN1 and CC7 of the Reading Borough Local Plan 2019.

Conclusion
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The proposed development has been assessed as set out above and is considered to be acceptable on
that basis, subject to the following conditions.

Recommendation

GRANT

LB1 (Time Limit Listed Building Works)
LB2 (Listed Building Works Specification)
MLB (Listed Building Materials to Match)



