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1 Introduction

1.1 Document Overview
This design and access statement has been prepared by Michael Aubrey Partnership on behalf of the
Applicants, John & Nicole Marsh, to support a full planning application for the proposed works at the

following address:

South Hill, Upper Warren Avenue
Caversham

RG4 7EB

Site — Existing house viewed from the road

1.2 Document Scope

The aim of this design and access statement is to outline how the proposed development is a suitable
response to the site and setting. Contained is an assessment of the existing context of the project
property, character, and constraints, as well as the relevant local planning policies that apply. From

which, the suitability of the proposed design principles and objectives are presented.

The document is intended to provide positive support for planning approval by presenting the quality

and suitability of the design proposal.
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1.3 Project Overview
All proposed works are included within a single full planning application. The application proposal is

to construct a replacement single-storey rear extension with first floor balcony.

The existing dwelling was built in within the last 10 years and the applicant wishes to make

improvements to take advantage of the scenic setting.

MAP/C4405/DAS/0 -Introduction
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2 Context

2.1 Site & Property

2.1.1 Broad Location - the site is located on the southwest outskirts of Caversham to the
North of Reading in the South-East of England. The site falls under the local authority of

Reading Borough Council.

The
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% Peppard/House ®

Site — ‘Google Earth Site Image’

211 Site Location - The site is positioned along the west end of Upper Warren Avenue,

which is elevated along a ridge north of the River Thames at the edge of Caversham Heights.
2.1.2 Site Use — A five bedroom detached dwelling is located on the site.

213 Form - The dwelling sits some 16 metres back from the road where a hedge and
fence separates the lowered driveway from the road. The house sits between two
neighbouring properties to the east and west. The building line loosely follows the line of the
road. The houses in the immediate vicinity are aligned such that they are parallel with the plot

boundaries apart from the Eastern neighbouring property which is at an angle.
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214 Architectural Form - The existing property is built of traditional loadbearing masonry
cavity walls with cream render at ground floor level and red hanging tile above first floor level.
A plain clay tiled pitch roof with side gable ends and lower front gable above the front
entrance with two hipped dormers mirrored either side. The front and sides of the property

features a garage and cart shed. The rear elevation has a gable end projection and on the

other end a single storey hipped roof element in a different style with glazing and slate roof.

2.2

Existing dwelling — rear elevation and front elevation

Local Context
221 Architectural Types — the street scene is typified with large detached dwellings set

back from the road, each unique in style.

2.2.2 Architectural Language — Properties in the vicinity feature a mix of design styles,
pitched roofs and dormers. Materials include facing bricks, plain tile and slate roofs and some
rendered properties. Boundary treatments generally include front hedging with gate posts set

back from the verge.

2.23 Neighbouring Developments — There are a range of properties along the street, and
many are dwellings which have undergone significant renovation or replacement in recent

years. Properties are separate with large areas of established planting.

MAP/C4405/DAS/0 -Context \ 6
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3 Planning Context

This section outlines how the proposal is aligned with the applicable national, local and
neighbourhood planning policies. The property is under the jurisdiction of Reading Borough Council
(RBC) within the ward of Caversham and the current Local Plan is the Reading Borough Local Plan

adopted in 2019-2036.

3.2 Applied National and Local Plans

3.2.1 Reading Borough Local Plan Proposals Plan - understanding which policies apply to

the proposed design is

Chazey Wood

\

lew Farm

. §
_..-—‘ W“‘f

Policies Map — Extract from ‘Reading Borough Local Plan Map — Caversham & Emmer Green Area’

helped by RBC’s Proposals Map.
The site falls towards the edge of the RBC boundary:

. the property is near but not within the designated Green Link Policy EN12;

. falls outside of any conservation area and has no listed buildings;
. is not within a flood zone;
. is not part of any strategic development location zones; or within any special protection

areas; and has no protected trees on or near the site.

3.2.2 Sustainable Design and Construction SPD — RBC has published their ‘Sustainability
and Construction SPD’ as part of the Local Development Framework. The application of design

guidance is explored in this statement in relation to the proposals.

MAP/C4405/DAS/0 -Planning Context | 7
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3.3 Relevant Planning History

App. No.: 210955 2ite Address: South Hill Upper Warren Avenue
Caversham Reading
RGd TEE
Descriplion: Fell Holm Cak on frontage
Received Date: 11/E62021 Decmion Senl Date: 2508202
Diescismion Dale 2082021
App: No. 161092 2its Address: South Hill Upper Warren Avenue
Caversham Reading
RGd TEE
De=cnplion; Application for vaniation of Condition 3: Approved plans, following grant of planning permission 151508, to

aliow construction of a singlestorey rear extension, two front dormer windows and relocation of proposed
rear dermer windows.

Received Dale: 0g/0ss 2016 Diecmian Senl Date: 04082048
Dlecsian Dale 04/08/2018
App. Mo 160545 Slta Addrese: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Descrplion; Application to discharge condition § of spproved planning spplication 142030
Received Daie: 1702016 Decr=ion Senl Daie: 221082016
Diesz=ion Dale: 22/09)2018
App. Moo 151508 2ibe Address: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Descriplion Alterations & extensions to include single and 2 storey extensions and new single storey out building.
Receivesd Date: 2470852015 Dimesian Senl Date: 22112015
Diesz=ion Dale: 22102015
App. Mo 142030 2ite Aooress: South Hill Upper Warren Avenue
Cawersham Reading
RG4 TEE
Dheseoplion: Sinpgle storey extenczions o side and rear to form carport and workshop, first floor 2xtension to form four
b=drooms with 3ssocisted bathrooms, two storey front extension above entrance door and secondary loft
space accommicdstion.
Received Date: 2322014 Dimsian Senl Date: THROS2015
Dims=ian Dale 15/05/2015
App. Ho: 141041 Site Address: South Hill Upper Warren Avenue
Cawversham Reading
RGd TEB
Descnplion; Dernofition of exsting bungalow and erection of two storey detached 5-bed house (amended description)
Received Daie 23062014 Dec=ion Senl Dale 2411072014
Dims=ian Dale: 2412014
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App. No.: 131715 Zite Addrees: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Demcription: Ourtiine application for consent to demolish the existing dwelling and erect two new dwellings.
Receved Drate: Q122013 Decinn Seeil Diate: 20032014
Diecsian Tale 20032014
App. Now: 131215 Zite Address: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Dencription: Retrospective application 1o fell fine of 12 Cypress tree and crown §ift Charmy up to 4m sbove ground Evel.
Reoeived Date: TNGRI2D13 Decmion Senl Date: 21082013
Diescian Daie 21082013
App. Mo 124169 Slta Address: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Descriplion Trees in woodland: Crown &t to 4m, crown thin by 25%, pruner smaller, shrebby types
Received Dafe: 13OR208 3 Dieci=ion Senl Date:
Diecixion Dale:
App. Mo 110350 2ifs Addrese: South Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Descnphion Crown reduce one Hobm Oak by 20%
Feceived Dale. 17032011 Deomion Senl Dale. 12102011
Dleciian D 121182011
App. Mo 091099 Sita Address; Sowuth Hill Upper Warren Avenue
Caversham Reading
RG4 TEE
Dexsciiption Crown reduce ons Holm Oak by 30-35%
Reepived Dale: 812000 Diecizion Serl Datbe: 2311/2008
Diec=ign Dl 2311/2008
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4 Design and Access

4.1 Principles & Objectives

From the assessment of the existing site context and relevant planning policies, the following design
objectives are defined for the proposal to: meet the current needs of the applicants by providing the
space and facilities suitable for a modern family home; achieve all necessary statutory permissions
for all development prior to the commencement of any works; and respond to the Borough Local
Plan and Supplementary Planning Documents to ensure no adverse impacts or any material loss of

amenity results from the proposal.

How the design proposal sets out to achieve the above objectives are outlined for each design
element below. The following should be read in conjunction with the submitted drawings as part of

this planning application.

4.2 Amount & Use

42.1 Use —the site will remain as a private residence with a single dwelling as existing.

4.2.2 Floor Area — the proposed design will not change the internal floor areas.

4.3 Scale & Massing

43.1 Footprint — the proposal will not change the existing building footprint.

43.2 Building Line — the existing building line is parallel to the road. The proposal will

maintain the existing set back of 16m from the road.

433 Boundaries to Davean & Alt Wen - the proposed dwelling is in keeping with the
existing distance to the of boundaries of Davean & Alt Wen and the proposed replacement
rear extension maintains the same footprint as the existing. The proposal is inclusive of a first-
floor balcony which will not overlook the adjacent property due to the substantial hedgerow

along the dividing boundary.

434 Height — The height of the proposed replacement rear extension matches the

existing roof level. The property height will remain unchanged.

4.3.5 Street Scene — The property’s front elevation will remain as existing and therefore

the street scene will remain unchanged.

4.4 Layout & Appearance
44.1 External Materials — The proposed materials of facing brickwork along the side

elevation is in keeping with the lower ground floor on this side of the house. Doors and

MAP/C4405/DAS/0 -Design and Access \ 10



Householder Design & Access Statement michael aubrey
partnership
South Hill, Upper Warren Avenue, Caversham

windows to the replacement extension and balcony area above are proposed to be black low

profile frames, with others across the rear elevation to be in keeping with the existing house.

External Design Features — The proposed dwelling replacement extension maintains the same
footprint as the existing. The extension hipped roof will be replaced with an accessible flat roof
above to provide a balcony to bedroom one. In addition, at loft level in the rear gable end will
be a large section of south facing glazing to provide views out into the garden and enable
sunlight and natural light to penetrate into the plan. The extension utilises large contemporary
sliding doors and picture windows to the rear to provide ample natural ventilation and light, as

well as views into the properties garden.

4.4.2 Internal Layout — The internal layout of the house will remain unchanged.

4.5 Landscaping & Environment
45.1 Flooding — the site does not lie within a flood risk zone. However, provisions will be
made to provide soakaway or attenuation within the garden to counter any increase in hard

surface water drainage.

4.5.2 Protected Species — a Preliminary Roost Assessment (PRA) and Phase One Habitat
survey is being undertaken at the site and the report will follow as soon as available to

accompany the application. Any mitigation measures required will be implemented.

4.5.3 Trees and Vegetation — the existing trees and vegetation are unaffected by the

proposed replacement extension.

454 Landscaping — all landscaping will remain similar to the existing.

4.6 Sustainable Design
4.6.1 Energy Consumption — no changes are proposed to the building systems, the
property is relatively recently built, however changes in the Building Regulations will ensure

that the new fabric improves upon the thermal performance of the existing extension.

4.6.2 Passive Solar Gain — the proposed alterations to the south elevation will allow the
property to benefit from solar gains through the large glazing, windows and glazed sliding
doors. In order to mitigate overheating the design provides for cross ventilation through the
proposed windows and doors as well as utilising roof overhangs to limit penetration from
summer sunlight. The existing trees at the rear and sides of the site will offer some additional

protection during summer months.
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4.6.3 Heat Loss and Energy Efficiency — high quality double glazing will be specified with
good U-values to mitigate overheating and increased levels of insulation to the roof are

proposed to mitigate heat loss.

4.7 Access & Security

4.7.1 Front Boundary — The front boundary and vegetation will remain as existing.

4.7.2 Boundary Treatments — The existing evergreen hedging the boundaries will remain

to screen between the neighbouring properties from overlooking.

4.7.3 Access — the site accessway Upper Warren Avenue and driveway will remain as

existing, and the road network will not be affected by any increase in use.
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5 Closing Summary

The design principles and objectives have been created to ensure sustainable and quality design in
accordance with national, local and neighbourhood planning policies. The proposed works are
designed with great care to respond these objectives. Thus, it is strongly believed that the proposal

should considered as good design and planning approval granted accordingly.
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