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1. INTRODUCTION
1.0 INTRODUCTION
This DAS document has been prepared to set
out the Proposed Development at 8 Wetherby Close,
Reading, RG4 8UD.The development is seeking to improve
and upgrade the accommoda�on of the exis�ng dwelling
end extend the dwelling two storeys to the front. The
Proposed Development has been informed and prepared by
the following team:

Outset Think – Architects

This DAS is compliant with the Development
Management Procedure (England) 2015, and the
Planning Practice Guidance 2014 (PPG, Paragraph
031, reference ID 14-031-20140306). The DAS
illustrates the design principles and concepts that
underpin the application proposal and address the
requirements set out in the PPG website ‘Making an
Application’. Specifically, responding to the PPG
requirements ‘What should be included in a DAS’, A
Design and Access Statement must:

(a) explain the design principles and concepts that
have been applied to the proposed development; and
(b) demonstrate the steps taken to appraise the
context of the proposed development, and how the
design of the development takes that context into
account. A development’s context refers to the
particular characteristics of the application site and
its wider setting. These will be specific to
the circumstances of an individual application and a
Design and Access Statement should be tailored
accordingly. Design and Access Statements must also
explain the applicant’s approach to access and
how relevant Local Plan policies have been taken into
account. They must detail any consultation
undertaken in relation to access issues, and how the
outcome of this consultation has informed the
proposed development. Applicants must also explain
how any specific issues which might affect access to
the proposed development have been addressed.

This document is therefore structured in the
following way in order to meet the requirements set
out above:

In Section 2.0, we have set out our understanding of
the context, assessing the site’s immediate and
wider context in terms of physical characteristics.

Section 3.0 outlines the relevant planning policy
context.

Outlined in Section 4.0, is the design evolution,
which sets out the design constraints and
opportunities, the conceptual approach and
explores a number of design options.

Section 5.0 details the design response, which is the
subject of this detailed planning application. Here
we describe the scheme under the Layout, Use,
Amount, Scale, and Appearance sub-headings
suggested in DCGL Circular and sets out some of the
technical strategies of specific aspects of the design.

Landscaping is outlined in Section 6.0

Section 7.0 sets out the accessibility aspects of the
design. A suite of application documents support
the application and this document should be read in
conjunction with these reports.
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2. CONTEXT 2.1 LOCATION PLAN
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2.2 SITE PLAN

7

8

existing
outbuilding

to
be

dem
olished

N

Proposed
new

garden
offi

ce

under a separate perm
ited

developm
ent application



2.3 EXISTING SITE PHOTOS
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2.5 WIDER CONTEXT

Generally, the street is characterised by two-storey
dwellings with a mix of render finishes, shades of
brickwork, tiles hanging, and timber cladding.

The end of the street has two larger dwellings with
gable ends facing the road and a large amount of
glazing.
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3. PLANNING CONTEXT The planning policy context in which the Proposed
Development will be examined is as follows (the
Development Plan):

The application has been assessed against the
following policies:

National Planning Policy Framework;

National Planning Policy Guidance;

PRBC Local Development Framework
Core Strategy 2008 (Altered 2015)
CS7 Design and the Public Realm
CS24 Car/Cycle Parking

ENV24

DESIGN GUIDE TO HOUSE EXTENSIONS SUPPLEMENTARY
PLANNING DOCUMENT Adopted, March 2021

CC3: Adap�on to Climate Change

CC7: Design and the Public Realm

CC8: Safeguarding Amenity

EN12: Biodiversity and the Green Network

EN14: Trees, Hedges and Woodlands

H9: House Extensions and Ancillary Accommoda�on

H10: Private and Communal Outdoor Space

TR3: Access, Traffic and Highway-Related Ma�ers

TR5: Car and Cycle Parking and Electric Vehicle Charging

The Reading Climate Emergency Strategy 2020-25

As well as the above, the following documents and the
policies and guidance contained within these will also
be material considerations:

The National Planning Policy Context (2019)

Planning Policy Guidance (PPG online 2019)

Sustainable Design and Construction 2011 SPD

3.1 PLANNING POLICY



DESIGN AND ACCESS STATEMENT 9

3.2 RELEVANT APPLICATION

2 Wetherby close
Applica�on No:140531

Proposal: two storey rear extension, single storey front
extension, single storey side extension and pitched roof over
garage.

10 Wetherby close
Applica�on No: 171106

Proposal: Single storey front and side extensions, two
storey rear extension, and garage conversion.

Applica�on No: 140531

Applica�on No: 171106

Title:

Drwg No: Rev:Scale:
(A3)

STEPHENBIDDLE CHARTEREDCIVILENGINEER
1, Wilwyne Close, Caversham, Reading, Berks RG4 5EP
Tel: 07864 122 313 Email: steve@sbiddle.com

1:100

Any glazing lower than 800mm above finished
floor level to be toughened safety glass. All
glazing in door panels to be toughened
safety glass. All glazing within 300mm of a door
to be toughened safety glass to a height of
1500mmabove ground level.
If the area of glazing within 1m from any boundary
exceeds 1m2, windows must be fixed shut and
half-hour fire resistant glass and frames must be provided.

10 2 3 4 5
metres

All windows and glazed doors to be wood,
aluminiumor PVC-U frames and be double-glazed
with PILKINGTON 'K' glass with 16mmminimum
gap (argon filled) to provide U value of
1.6W/m2K and be Band C or better, and comply
with BS 6206. All habitable rooms to have
5000mm2 Equivalent Area ventilation
(2500 sq mm for non-habitable rooms) and have
a clear opening casement of 750 x 450mmwith
the sill positioned a maximumof 1100mmabove
finished floor level. Ventilation openings to be
reasonably secure, adjustable, and located 1750mm
(typically) above floor level. Window & door
frames to be sealed with mastic internally and externally.

All 70mmdia rwp's to soakaway(s) 5m (min) from
building. Soakaway to be 1 cubic metre (min) filled
with brick hardcore only, taken down to a previous
sub-strata and capped with concrete. Guttering to be
115mmhalf-round or equivalent.

Tiles to match existing house colour
on battens and breathable felt
(e.g. Klober PermoAir open underlay
roofing breather felt - or similar)

PROPOSEDELEVATIONS

FRONT

REAR

SIDE

SIDE

HOWES-0617-03

Painted brickwork
on all ground floor elevations

Roof tiles to
match existing

Timber cladding on all
first floor elevations

Title:

Drwg No: Rev:Scale:
(A3)

STEPHEN BIDDLE CHARTEREDCIVIL ENGINEER
1, Wilwyne Close, Caversham, Reading, Berks RG4 5EP
Tel: 07864 122 313 Email: steve@sbiddle.com

1:10010 2 3 4 5

metres

PROPOSEDGROUND FLOOR PLAN

Contractor to provide all necessary temporary support
and Personal Protective Equipment to ensure the safety
of all personnel working at the site and to others at risk
of being impacted by site activities. In particular when
excavating foundations (whether services are present
or not) and when lifting heavy loads (e.g new steel beams
and pallets of materials).
Contractor to check all dimensions on site before
commencing work.

This set of drawings has been prepared on behalf
of the applicant for the purpose of submitting Local
Authority Planning and/or Building Regulation
applications only. Any work carried out prior to
approval of the submitted plans is undertaken at the
applicant's risk andmay be subject to alteration or
removal as requested by the Local Authority at a
later date.

New areas of construction are to be constructed
with no significant thermal bridges or gaps in the
insulation layer(s) e.g. at joints between floor joists
&walls and around window and door openings
(in accordance with "Limiting thermal bridging and
air leakage: Robust construction details for
dwellings and similar buildings 2002"). The
contractor to provide a suitable report, if required,
by the Local Authority, to confirm that the work has
been carried out in accordance with these details.

Contractor to determine location of all services prior
to commencement of works on site.

PROPOSEDALTERATIONS TO:

10Wetherby Close
Emmer Green
Reading
RG4 8UD

For: Mr J Howes

No internal or external finishes were removed in
preparation of plans, therefore, Contractor to check
accuracy and adequacy of existing structure and
foundations to receive proposed works as shown
upon commencement of any excavation or
removal of existing finishes.

The ownership of the design, plans and structural
calculations will transfer from Stephen Biddle to
the applicant only when all fees are paid.

Study

WC

Kitchen/Diner

Quiet
Room

Ensuite

Bedroom

Hall
Garage

Utility

WC

HOWES-0617-01

21
50
m
m

53
00
m
m

Cpd



DESIGN AND ACCESS STATEMENT 10

4. DESIGN PROCESS
The development is seeking improve and upgrade the
overall appearance of the exis�ng dwelling and its energy
efficiency by completely insula�ng it externally with careful
detailing to minimise the cold bridging, end extend the
dwelling two storeys to the front.

The general finish will be an off-white render with accent
ver�cal �mber cladding. The render is a typical finish on the
street, and ver�cal �mber cladding is found as a precedent
finish at no.2 Wetherby Close.

IN THE NEXT FEW PAGES ARE A
FEW OPTIONS INITIALLY
EXPLORED.

4.1 INTRODUCTION

Proposed off white render finish Proposed ver�cal �mber cladding
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5. DESIGN RESPONSE

IMPACT ON THE EXISTING DWELLING:

The appearance of the extensions has been considered in
rela�on to the exis�ng house and designed in a sympathe�c
way and subservient to the host dwelling. In terms of bulk
and massing, the new extensions are small and subservient
to the main dwelling. FIG 1

SIZE AND SCALE:

The extensions complement the exis�ng dwelling
represen�ng only a 15% increase in GIA and a 22% increase
in dwelling massing.

The proposed ridge line and the proposed eaves line of the
front extension is lowered by 200mm from the main ridge
and eaves of the exis�ng dwelling.

OUTDOOR AMENITY

The extension's footprint represents a �ny percentage of
the overhaul of the large plot the dwelling occupies. Also,
the front extension does not impact the parking
arrangement at the front of the house and does not impact
at all the outdoor amenity at the back of the house.

IMPACT ON NEIGHBOURING PROPERTIES

BOUNDARIES

The extension is set back from the boundaries and also
200mm from the side wall of the house.

OVERLOOKING, OVERSHADOWING AND
OVERBEARING

The extensions will have a minimal impact on the joining
property at no 9: And a 45 degree line from the centre of
the first floor window passes in front of the proposed
extension.

The orienta�on of the proposed is also considered with
regard to overshadowing and loss of light. The orienta�on of
no. 8 Wetherby Close to the other houses on the street is at

an angle of 26 degrees, and it is set back more than the
other proper�es on the road; the proposed extension does
not impact the street alignment. FIG 2

THE NATURAL ENVIRONMENT

The extension's footprint represents a �ny percentage of
the overhaul of the large plot the dwelling occupies. Also,
the front extension does not impact the parking
arrangement at the front of the house. There is no impact
on the rear outdoor ameni�es of no.8.

THE STREET SCENE AND THE
SURROUNDING AREA

FENESTRATION

The proposed openings are in propor�on to the host
dwelling and similar in size to the neighbouring proper�es.
Large glazed areas are found at no. 6 and no.7, similar in size
to the proposed rear windows. The front windows are
propor�oned based on the mass of the new extension and
are similar in size to the other proper�es on the street.

The development enhances the street scene through
high-quality design. The exis�ng street scene consists of a
variety of designs with extensions at the front of mediocre
designs.

The extensions also seek to improve the end of the street
views by adding a gable end volume and comple�ng the
rhythm of three gable ends for the end of the street. The
poorly ini�al dormer is rebuilt with a pitched roof, and the
gable end form a transi�on element between the rhythm of
the three main gable ends. FIG 3

CLIMATE CHANGE

The refurbishment of the house has also been considered
against The Reading Climate Emergency Strategy 2020-25.
The proposal improves the building fabric beyond the
current Part L 2022 building regula�ons by adding
addi�onal Floor insula�on, outsula�on of the en�re house
and addi�onal lo� insula�on and minimising the cold
bridging. A more efficient hea�ng systemwill be introduced,
and also addi�onal solar panels will be added as well.

5.1 CONCEPT

FIG 1 SUBSERVIENT MASSING TO HOST DWELLING

FIG 2 MINIMAL IMPACT ON THE NEIGHBOURING PROPERTIES

FIG 3 GABLE END RHYTHM TO THE STREET



5.2 ILUSTRATIVE PERSPECTIVE CGI s

ILLUSTRATIVE FRONT VIEW
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ILLUSTRATIVE REAR VIEWS



DESIGN AND ACCESS STATEMENT 17

ILLUSTRATIVE REAR VIEWS
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ILLUSTRATIVE REAR VIEWS
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ILLUSTRATIVE Kitchen/ dining
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6. LANDSCAPE DESIGN
Generally, the landscape has been design as an integral part
of the dwelling design.

The majority part of the landscape garden at the rear and
the front will be retained as exis�ng. The front extensions is
set behind two front planters.

The design also integrates window planters and surrounds
around the front to minimise solar gains.

Rear terrace

Illustrative view of planter at the front

Illustrative view of window planter Illustrative view transition between the two terraces
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7. ACCESSIBILITY 8.1 INTRODUCTION

A�ached to this DAS are the addi�onal documents and
plans. This DAS to be red in conjunc�on with all drawings
and the prepared documents.

8.2 CONCLUSIONS

The proposed design is rooted in the present but expresses
the history of the place and the passage of �me using
beau�ful, egging, and tradi�onal materials. The extensions
emphasises honest materiality and cra�, and the rela�on
between indoor and outdoor space, through carefully
selected, tac�le, and handcra�ed finishes. The proposed
development minimises the impact on the surrounding
proper�es.
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