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DESIGN & ACCESS STATEMENT

135 NORCOT ROAD, TILEHURST, READING

15.10.2020

Introduction

This Design and Access Statement has been prepared in accordance with the Department of Communities
and Local Governments (DCLG) Circular 01/2006 which requires applications to be accompanied by a
Design and Access Statement. Reference has also been made to Commission for Architecture and the
Built Environments (CABE) guidance on Design and Access Statements: How to write, read and use them”
(CABE 2006). The proposal is to split the current site into two and construct 1 new 2 storey (with habitable
loft space) 4 bedroom dwelling with associated Garden and Parking space.

3D Aerial Image of Site (Google Maps)
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Context

The proposed area of development is located between 131 and 135 Norcot Road and is a large
area of seemingly independent land (460m2) belonging to 135 Norcot Road to the South-Eastern
direction. The numbering of the properties along Norcot Road suggests that there previously
existed a property numbered 133, however there is no evidence available to suggest this property
ever existed. The properties either side of the proposal are large detached dwellings, however the
road itself has a chequered variety of dwelling types and sizes. In the local vicinity there is a fairly

proportionate mix of detached, semi-detached and terraced housing types.

A previous planning application for the site was approved in 1990 for a five bedroom house (ref

900335) when the land was owned by the owners of 131 Norcot Road.

The proposal follows a recent withdrawal of application 200950/FUL which, informally, would have
likely been refused due to the overdevelopment of the site (2no dwellings with inadequate space
for soft landscaping to the frontage). To address the concerns raised, the proposal has been
reduced down to a single dwelling, similar to those to either side. The width of the overall proposal
has been reduced by 15% and the overall footprint has been reduced by 18%. In addition, soft

landscaping has been added to the frontage to address previous concerns.

The property is set down from the pavement by approximately 1 meter, detracting from the

streetscene impact, and will have a permeable paved driveway to afford 3no. parking space. Bin

Stores and Cycle Storage to the rear will be accessed along the side of the dwelling.
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Site History

The site has had 4 previous Planning applications submitted as below:-

App. No.: 080612 Site Address: 135 Norcot Road
Tilehurst Reading
RG30 6BS
Description: To build three x four bed houses on a site to the east and north of 135 Norcot Road Tilehurst Reading
Received Date: 31/01/2008 Decision Sent Date: 12/02/2008
Decision Date: 12/02/2008
App. No.: 070223 Site Address: 135 Norcot Road
Tilehurst Reading
RG30 6BS
Description: Development of land at 135 Norcot Road to provide 3 additional houses (re-submission of planning application
07/00317/FUL}
Received Date: 29/08/2007 Decision Sent Date: 16/11/2007
Decision Date: 16/11/2007
App. No.: 070554 Site Address: 135 Norcot Road
Tilehurst Reading
RG30 6BS
Description: Development of land to provide 5 additional houses
Received Date: 12/03/2007 Decision Sent Date: 23/05/2007
Decision Date: 23/05/2007
3lanning Application Number 900335

Site Address

Jescription

Case Officer and Phone No
Jate Received

Jate Valid

Jecision Level/Committee
Jecision Type

Application Status
Applicant Name & Address

4gent Name & Address

Agent Phone No:

Jecision Date

Sent Date:

Nard

2arish

rea Team:

Consultation Period Begins:

Consultation Period Ends:

131 Norcot Road Tilehurst Reading RG30 6BS
Erection of five bedroom house with integral garage
Ex Employee

12 November 1990

12 November 1990

N/A

Application Permitted

Determination Made

Mr & Mrs P J Crowe
131 Norcot Road Tilehurst Reading

Mr & Mrs P J Crowe
131 Norcot Road Tilehurst Reading

07 February 1991
07 February 1991

N/A

N/A
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Application number 070223 was refused and the other two applications were withdrawn. The
reasons for refusal for the application for 3no new dwellings were mainly due to an access road
through the site that resulted in a lack of security, increased noise and disturbance and a cramped
design resulting in a limited scope for landscaping . The proposed development addresses these
issues by removing the access road and providing a large gardens to the dwelling, with off street

parking directly off of Norcot Road.

As noted previously, approval was granted on this site for a 5 Bedroom property ref 900335

Use
The current building is used as a C3 Dwelling House and will continue to be used in this way. The

proposed new dwelling will come under the same Use Class.

Amount
The proposed footprint for the dwelling is 100m2 (existing dwelling is 96m2) allowing for a rear
Garden area of 210m2. The area retained by 135 Norcot Road will remain substantial. The total

internal floor area (i.e above 1.5m high and not including stairwells) is 222.5m2.

Scale

The scale of the proposed dwelling is felt to be proportionate to the proposed plot size, with
adequete separation between the neighbouring properties of 135 and 131, consistent with the
existing streetscene. The proposal matches the scale of the properties to either side, forming a
consistent approach to the streetscene. The frontage and rear garden areas provide excellent

parking, planting and lawn areas; in keeping with the size and style of the development.

135 Norcot Road, Tilehurst, Reading DESIGN & ACCESS STATEMENT



2.07 GRAND UNION STUDIOS
0 A K M A N 332 LADBROKE GROVE
LONDON W10 5AS
WWW.OAKMANLTD.COM
A R E H | -|- E [:-l- U R E INFO@OAKMANLTD.COM
. +44(0) 208 749 6004

The dropped level of the application site will also reduce the impact on the streetscene, as will the

'dutch barn hipped end' roofing detail at high level, softening the proposal and avoiding the abrupt

harsh edges at high level and opening the skyline behind the property.

The design includes an architectural timber/glazed front porch area and twin bay window (with
gable end) sections; a prominent feature within the local vicinity. The use of the loft space, utilising
velux rooflights and a smart rear peaked bonnet section, allows for the retention of the roof form
serving as a typical 2 storey building, with the space being used to good effect. The property is
stepped at first floor level to the rear to reduce overlooking and bulk issues for the neighbouring

dwellings.

Landscaping

The front driveway area is to be mainly permeable paving with potted plants to the owners design.
One of the large existing Hawthorn trees to the front will be maintained to further shield the
properties and break up the elevation, softening the impact of the proposal further. A lawn area
below and surrounding this hawthorn has been introduced to provide soft landscaping to the

frontage.

Access

Access to the proposed development is to be retained as existing directly off of the pavement.

Parking

3no Off street parking spaces will be provided to the property via the existing VXO

END OF DOCUMENT
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