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COWENTS:

I wish to register nmy strong objection to planning application
261809 for the denolition of the existing building and the erection
of a detached dwelling, detached double garage with first fl oor
habi t abl e accommopdati on, cycle storage, new boundary wall and access
gates, hardstandi ng and associ ated | andscapi ng.

| ask that Woki ngham Council refuse this application

This is not sinply an objection to the principle of one additiona
dwel I ing. My objection concerns the particular form scale, design
and rel ationship of this proposal to the surrounding area, and
critically, to the established Earley Home Guards Social dub
adj oi ning the

site.

The application should be considered as a whole. The substantia
dwel I i ng, detached two storey garage/ancillary accommodati on

har dst andi ng, boundary wall and gates collectively represent an

i ntensive and visually intrusive form of devel opnment whi ch does not
satisfactorily respond to its surroundings.

1. THE AGENT OF CHANGE PRI NCI PLE - THE EXI STI NG SOCI AL CLUB MJUST BE
PR OTECTED

The nost serious concern is the relationship between the proposed
dwel ling and the established social club. EHGSC i s an existing
community facility . The proposed residential dwelling is the new,
noi se-sensi tive use.

WBC nust therefore apply the agent of change principle in the NPPF.
The rel evant NPPF provision nakes clear that existing businesses
and/ or comunity facilities should not have unreasonabl e
restrictions inposed upon themas a result of a devel opnent
permtted after they were established.

Where nitigation is required because of the effect of an existing
use upon the new devel opnent, the applicant as the agent of change
shoul d provide suitable mitigation. Another inportant factor is that
WBC nmust not approve a new dwelling in a location where its future
occupants coul d reasonably be expected to conplain about noise or

di sturbance fromthe established social club and subsequently seek
restrictions upon the club's lawful activities.

The pl anni ng system should not create a conflict in which an
established community facility is effectively required to change its
operation to acconmopdate a new residential devel opnent.

The new dwel | i ng nust be designed around the established Earl ey Hone
Quards Social dub and NOT the social club around the new dwel |ling.

2. NO SE - THE APPLI CATI ON MUST DEMONSTRATE THAT THE TWD USES CAN
COEXI ST

The proposal introduces a noise sensitive residential use

i medi ately adjacent to the established community facility. This

rai ses a fundanmental question; Can the proposed dwelling provide an
acceptable standard of residential anenity w thout placing pressure
or

restrictions upon the existing social club? This needs to be
answer ed t hrough proper evidence and not just assunption!

Woki ngham's MDD Policy CC06 - Noise is directly relevant. The



Council nust consider noise inpacts and the use of layout, interna
| ayout and physical mitigation to prevent unacceptable effects.

| therefore request that WBC does not determine this application

wi t hout a proper independent acoustic assessnent which treats the
social club as the existing noise source and the proposed dwelling
as the new sensitive receptor.

The assessnent should consider, as a mninmum the foll ow ng:

*al| proposed bedroom wi ndows

*pedr oom wi ndows in their open position

*t he proposed rear and external anmenity areas

*t he garden, patio and bal cony

*eveni ng and night-tine conditions

*normal activities and events at the social club
*people arriving at and | eaving the social club
*outdoor activity

*nmusi ¢ and anplifies sound where applicable

*the cunul ative effect of these sources

The assessnent nust reflect the actual established use of the socia
club, rather than an artificially restricted or hypothetical version
of its activities. If the proposal cannot provide an acceptabl e
living environnent without placing restrictions upon the existing
club, then planning perm ssion should be refused.

3. THE APPLI CANT, NOT THE CLUB, MJST PROVI DE THE M TI GATI ON

If the Council concludes that acoustic mitigation is required, it
shoul d be incorporated into the proposed devel opnent and funded by
t he applicant.

There shoul d be consideration of the foll ow ng:

*appropriate orientation of the dwelling

*use of the dwelling and detached garage as acoustic shielding
*acoustic gl azing

*appropriate ventilation where necessary, including nmechanical if
required

*appropriate internal roomlayout and positioning of bedroons

EHGSC shoul d not be required to fund nitigation for a dwelling which
is being introduced after the clubs established use. Nor should the
grant of pernission create an expectation that the club will
subsequently have to reduce its hours, actives, events or |awf ul
operation because of conplaints fromfuture occupiers.

4. EXCESSI VE SCALE AND MASSI NG

| have serious concerns regarding the overall scale and bul k of the
proposed devel opnent. The Council should not consider the dwelling
in isolation. The main house, substantial detached doubl e garage
with

acconmodati on above, hardstandi ng and boundary structures nust be
assessed as one devel opnent. The resulting anount of built formis
consi derabl e and risks creating an overdevel oped and visually

dom nant plot.

This is particularly concerning in a street where the character is
derived fromthe rel ationshi p between buil ding, gardens, open areas
and the established rhythm of devel opnent.

Core strategy Policy CP3 requires devel opnent to have an appropriate
scal e, mass, layout, built form height, materials and character
and to avoid detrinent to the anenities of the adjoining |and users.
In ny view, this proposal fails that test.

5. THE DETACHED DOUBLE GARAGE IS NOT A M NOR ANCI LLARY FEATURE The
det ached doubl e garage is a substantial conponent of the proposa
and includes first floor habitat accomopdation. It should therefore
be assessed as an inportant el enent of the devel opnent rather than



being treated sinply as a conventional donmestic garage. Its height,
footprint, roof formand relationship with the main dwelling

i ncrease the overall visual and physical intensity of the

devel opnent. The Council should specifically explain why such a
substanti al

det ached bui I di ng, including habitable accomobdation at first floor
| evel, is necessary and appropriate for this site.

WBC shoul d al so satisfy itself that the proposed acconmopdation is
genuinely ancillary to the main dwelling and that the arrangenent
does not facilitate the creation of a separate residential unit or
future intensification of the site.

I am not suggesting that future unauthorised conversion is
inevitable. My concern is that the Council should not approve an
unnecessarily intensive arrangenent w thout properly considering the
I ong term planning inplications.

| f perm ssion were granted, WBC should ensure that the ancillary
relationship is clearly defined and appropriately controll ed.

6. POOR RELATI ONSHI P W TH THE CHARACTER OF PI TTS LANE

The proposal shoul d be judged agai nst the existing character of
Pitts Lane, not sinply against whether a detached house could
physically be placed on the | and. The Borough Design CGui de requires
new devel opnent to respond positively to its context and to relate
appropriately to nei ghbouring buildings, spaces and | and uses,

| consider the proposed dwelling to be too large and visually
assertive for its settings. The conbination of its size, nassing and
associ ated garage results in a devel opnent that does not appear to
have been sufficiently designed around the established character of
t he area.

I woul d expect the Council to carefully assess:

*t he scal e and proportions of the dwelling

*its hei ght

*its roof form

*its relationship with neighbouring properties

*t he spacing around the buil ding

*t he anount of built footprint

*the relationship between the mai n house and garage

*t he anobunt of hardstandi ng

*the treatnment of the frontage

*t he cunul ative visual inpact when viewed fromPitts Lane

7. THE FRONT WALL AND GATES WOULD CREATE AN UNWELCOVE HARD FRONTAGE
al so strongly object to the proposed |large front boundary wall and
gates. This is a material planning consideration because boundary
treatment forns part of the character and appearance of the

devel opnent and its relationship with the public highway. The
proposed wall and gates would introduce a substantial, enclosed and
defensi ve frontage which | consider to be out of keeping with the
est abl i shed openness and character of the street.

The Councils Borough Design Qui de nakes clear that the boundary
treatnments should contribute positively to | ocal character. You
shoul d therefore consider whether this wall and gate arrangenent
woul d harmthe established streetscape and whether a nore open and
appropriate frontage is required.

8. HARDSTANDI NG AND LOSS OF OPEN CHARACTER

The anmount of hardstandi ng associated with the dwelling, garage and
access also contributes to the intensity of the proposal. WBC shoul d
consi der the devel opnent not nmerely as a building but as conbination
of house+det ached two-storey



gar age+access+har dst andi ng+wal | +gat es+l andscapi ng. The cunul ati ve
effect is inportant. A devel opnent can be unacceptabl e because of
t he conbi ned visual inpact of several individually acceptable
conponent s.

Intis case, the cunulative effect is an unnecessarily intensive
form of devel opnent which woul d erode the established bal ance

bet ween buil ding form and open space.

9. AMENI TY OF THE EXI STI NG COWUNI TY FACI LI TY MJUST BE G VEN PROPER
VEI GHT

The social club provides an established comunity function. The

pl anni ng authority should be particularly cautious about introducing
a new residential receptor inmediately alongside it where there is a
foreseeable risk of conflict. The relevant question is not whether
the future occupants night occasionally hear activity, the question
i s whether the devel opnment has been designed so that the established
social club (which is a community facility) can continue operating

| awful Iy without being subjected to unreasonable restrictions
because of this new dwelling. That distinction is fundanental. Any
decision which fails to properly address this issue risks revering
the Agent of Change principle by effectively transferring the
consequences of the new residential devel opnent onto the existing
community facility . 10. THE DEVELOPMENT PLAN POLI Cl ES ARE NOT

SATI SFI ED

For the reason set out above, the proposal fails to denonstrate
conpliance with the rel evant adopted pl anni ng policies including:

*Woki ngham Core Strategy CP3 - Ceneral Principles for devel opnent,
concerning appropriate scale, nass, layout, built form character
and the anenities of adjoining |and users

*VMDD Policy CC06 - Noise, concerning the assessnent and nitigation
of noise inpacts, and

*the rel evant design principles within the Wki ngham Bor ough Desi gn
Gui de

The proposal nust al so be considered agai nst the Agent of Change
principle in the NPPF in relation to the established soci al
club/community facility.

11. REQUEST FOR REFUSAL

For all the reasons above, | respectfully request that planning
application 261809 is refused. In particular | ask the Council to
find that the proposal

a) represents an excessive and i nappropriate form of devel opnent
having regard to its scale, massing, |ayout and cunul ative built
form

b) fails to respond appropriately to the established character and
appearance of Pitts Lane;

c) introduces an inappropriate and visually intrusive boundary wall
and gate arrangenent;

d) creates an unacceptable rel ationship between a new noi se
sensitive residential use and an established social club and
conmuni ty

facility;

e) fails to denpnstrate that an acceptabl e standard of residentia
anenity can be achi eved wi thout placing unreasonabl e pressure or
restrictions upon the established social club

f) fails to properly apply the Agent of Change principle;
g) fails to denonstrate that the substantial detached garage with



first floor habitable accomobdati on are appropriate and genui nely
ancillary to the main dwelling;

h) creates an unnecessarily intensive conbination of dwelling,
gar age, hardstandi ng and boundary structures; and

i) would cause unacceptable harmto the character appearance and
anenity of the area

FI NAL REQUEST

I would ask the Council to consider this application as whol e rather
than consi dering each conponent in isolation. The issue is not

si mply whet her another dwelling mght be accormbdated at 20 Pitts
Lane. The issue is whether this particular dwelling, of this
particul ar scale and design, together with the substantial garage,
hardst andi ng and encl osed frontage, can be accommopdat ed wi t hout
causi ng unacceptabl e harm and wi thout creating a future conflict
with the established social club. In ny view, it cannot.

| therefore respectfully request that the Council refuse planning
application 261809.

Thank you.



