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This statement has been prepared in accordance with the guidance set out for Design Access

Statements.

Illustrations, photographs and plans have been produced by the applicant or agent.
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USE AND CONTEXT

1.1

1.2

1.3

1.4

The house and outbuildings were built as a private dwelling in 1865, it was split into 4
properties in 1933 with one quarter becoming 66 Berkeley Avenue. This property was
converted into overspill hotel accommodation used in conjunction with the neighbouring

Upcross Hotel but has been left empty since 2018.

The applicant proposes to convert the existing building into a Private Clinic offering a range
of private medical services, these could include Counselling / Psychotherapy, Acupuncture,
Physio, OT, rehab therapies to deal with the effects of Long Covid, Minor Ops and Nursing
care. The original building provides spacious well-proportioned rooms suitable for conversion

into Clinical Rooms.
The site is 44m deep at it longest point and 19.2m wide at its widest point.

The boundary to the south faces Berkeley Avenue and the front garden is about 900mm
higher than the adjacent pavement, retained by a brick wall topped with metal railings. To the
west there is Upcross Way which is a private road that provides both the pedestrian and
vehicular access to the site. There are 3 -4 parking spaces directly off the private road with a
footpath leading around to the front and rear doors. The east boundary abuts No 64 with its
private garden space this is secured by a post and wire fence and hedging. The west and north

boundaries around the rear garden are secured by a 2m high brick garden walls, the abut the

neighbouring domestic properties.

West Elevation and boundary
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1.5 This is new private clinic not relocating from another location.

1.6 The building will be developed to provide a range of clinical services from within the existing
building envelope. The property contains many original features, and it is the intention to

maintain these features and carry out sympathetic alterations to improve the thermal efficiency

of the building and protect the building for the future.

Fireplace in entrance reception area

Feature alcove in reception room
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1.7 The clinic will offer employment for clinicians, admin staff and maintenance staff. It will open
from Monday to Saturday for appointments only, this will limit the number of patients on site
at any time, appointments could last between 30minutes and 1 hour.

1.8 The building has been used in the past for a commercial use, as a hotel, and therefore is fitted
with many of the features required for the clinic use, such as fire detection and sanitary
appliances installed throughout the building.

1.9 The building will comply with current CQC standards.

2. AMOUNT AND SCALE

2.1 The current building provides approximately 300 m2 of floor space over the 3 floors. The
original building was a large “Villa’ style property sat in its on spacious grounds. As previously
stated, the building has been split up and the grounds sold off for developing but the
remaining building is spacious with high ceiling and large sash windows in many rooms.

2.2 There is no intention to enlarge the property only utilise the existing internal spaces and adapt
them to provide the required accommodation. The domestic scale of the building is
appropriate for the clinical use.

2.3 The building can be adapted to provide new spaces in accordance with current regulations and
guidelines. The ground floor would be used to provide both clinical and reception space so
that patients can easily access these facilities. The first floor provides more clinical spaces in a
range of sizes that can provide sufficient space for clinical, counselling and therapy rooms.

2.4  The existing door and window openings will be preserved with the windows upgraded to
improve the thermal and sound efficiency.

2.5  The overall scale of the building will maintain its’ domestic identity.

3. LAYOUT

3.1  The internal arrangement will make use of the existing room layout with the entrance lobby

being used as Reception and Waiting Room. The current front and rear reception rooms will
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3.2

3.3

34

3.5

3.6

be used as clinical spaces. The existing shower room will become a fully accessible WC. The

existing rear extension will provide a staff kitchenette and another clinical space.

On the first floor there will be 4 more clinical rooms together with a multi-use space, WC and

utility area.
On the second floor there will be 2 offices and staff facilities.

The original sub-division required the addition on a new staircase, this will be retained but it
will be improved by the inclusion of a window on the first-floor half landing to give this space
additional natural light. This will improve the lighting and provide additional natural

ventilation to the area.

The previous owner added a side ‘shack’ at the bottom of the stairs to create a garden store.

This will be removed and a new entrance porch re-instated is a level access into the building.

The previous use as a hotel with ensuite facilities means that there are sanitary provision

distributed throughout the building so that the need for handbasins in each consulting room

can be easily accommodated.

Existing rear Dining Room
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LANDSCAPING

4.1

42

4.3

44

The existing gardens are overgrown and not maintained. There are no trees or shrubs in the
gardens. The current owner has cut back the vegetation to improve access along the
overgrown paths. The proposed development will use the front and rear gardens as parking
for staff and visiting patients. This will be surfaced in a permeable block surface so that it does
not require any additional drainage. The paths will be surfaced in concrete paving slabs laid to
drain onto the surrounding areas. The areas around the paving will be planted with shrubs and
domestic style planting to provide colour and interest not only for the occupants but for birds

and insects.

A new access onto Berkeley Avenue will be formed so that patients can more easily orientate
themselves and find their way onto the site. The existing side access will be improved for

wheelchair users as this is close to both the highway and the car parking spaces.

It is intended to improve the landscaping around the building to provide better ‘kerb appeal’
and upgrade the overall appearance. The rear boundary walls will be repaired, and the front

walls and railings will be repaired and maintained.

Cycle parking can be provided off the rear car patk for both staff and visitors.

APPEARANCE

5.1

52

The original building was generally symmetrical on the front face and an asymmetrical rear
elevation. The unsympathetic chunky framed infill of the balcony interrupts this symmetry and
therefore it is intended to remove the heavy timber frame and include a slim aluminium
framed double glazed sliding unit behind a re-instated balcony structure to recreate the original

symmetry.

The existing windows will be replaced with white upvc vertical sliding sashes with applied face
beading to recreate the appearance of the existing units whilst providing a maintenance free
thermally efficient installation. The front double doors will be replaced with a wider simpler
glazed door to improve access for visitors. The existing rear extension will be fitted with new

windows and doors to comply with the current regulations.
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Rear asymmetrical form with vertical sliding sash windows

5.3 The flat roofs will be retained but upgraded to provide better thermal efficiency and a longer

lifespan.

Existing rear extension.
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5.4

The building does not overlook any of the neighbouring properties.

Projecting corner bay and panelled ceiling in the rear reception room

6.

MOVEMENT AND ACCESS

Vehicular and Transport Links

6.1

6.2

6.3

6.4

These premises are accessible to all members of the public, emergency vehicles, pedestrians

and cyclists.

Currently the area is served by a bus setrvice to St Saviours Road and Bath Road a short walk

from the site. Staff will be encouraged to use public transport or cycling to access the clinic.

There are cycle and footpaths around the surrounding area, with a cycle path along Berkeley

Avenue.

The main vehicle entrance is off Upcross Way which is a private road across which the
applicant has an easement. There are currently 3 - 4 parking spaces on site but these will be

lost in the creation of the access to the new onsite parking spaces. The site is close to the town
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6.5

0.6

centre and therefore has to offer maximum parking provision in accordance with the parking

guidelines. With the on-site parking, it can comply with these guidelines.

The site is within easy walking distance of local shops and post office. It is also within easy

walking distance of public open space of Coley Park.

The long appointment times will minimise traffic movement. The vehicle access via Upcross
Way will minimise the impact on Berkeley Avenue. The gated access to Upcross Way restricts

traffic flow and reduces traffic speed passed the site access.

Inclusive Access

6.6

6.7

6.8

6.9

It is essential that all members of the public have easy access to property.

The building has level access to side entrance and all services can be offered on the ground
floor so that there is no requirement for people with difficulties with stairs to access the first

or second floors.
There is a Disabled WC on the ground floor.

The habitable rooms in the building will be well lit by natural light and the corridors have good

artificial lighting for clear orientation. The Reception is well lit for lip reading,.

ENVIROMENTAL SUSTAINABILITY

7.1

7.2

Re-using an existing building for a new health care building will provide a new use for a
substantial building that has been left to deteriorate. The current building has an EPC of G,
but it can be upgraded and sympathetically improved to create a property with a thermal
efficiency more in accordance with new buildings. The flat roofs can be overlaid with
additional insulation. The larger rooms can be dry lined to increase the insulation of the walls.
This will be implemented on a room-by-room basis so that the new insulation will not affect
the existing features. The roof and floors can be insulated to improve thermal efficiency and
privacy within the building. The double glazing and draught stripping of the building will

improve the thermal efficiency.

Wherever possible the habitable rooms will be naturally lit and ventilated.
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7.3

7.4

7.5

7.6

7.7

7.8

7.9

The heating will be provided by an A rated gas boiler with LST radiators throughout the

property. Hot water will be provided locally to prevent bacterial infections.

The property will be constructed with double glazing, draught stripped to control air
infiltration. The wet areas will be mechanically ventilated to control air movement and reduce

condensation.

The waste collection areas will be to specialist commercial waste collection services with the

clinical waste collected be specialist collections.
The new facilities will be paper light so that records storage will be kept to a minimum.

The use of a factory built off site components will reduce construction waste and most of the
building materials brought on site will be of a dry measurable state e.g., studwork, insulation,

plasterboard, etc and therefore waste can be kept to a minimum.

The permeable surfaces will ensure that rainwater is discharged within the site and not drained
onto adjacent surfaces or added to the surface water drainage in the area. The building is not

enlarged so there is no increase in the roof area.

The new access to Berkeley Avenue for pedestrians will encourage people to walk to the site

and the provision of cycle parking will encourage cycling to the property.

Existing rear garden



DESIGN & ACCESS STATEMENT BERKELEY AVENUE, READING

8. ECOLOGY

8.1  The conversion will improve the maintenance of the gardens creating the opportunity to
create a more varied environment for birds and insects in the area.

8.2  The existing roof coverings and structures will not be affected by the development, any
thermal improvement carried out on the inside.

8.3  New external lighting will provide downward illumination of the paths and car park to

9. COMMUNITY SAFETY AND NOTIFICATION

9.1  The proposed redevelopment will prevent the further deterioration of the building and its’

possible use by squatters. The proposed us will provide a secure property that will have a
minimal impact on the neighbouring domestic properties because it is only operational for

limited hours during the week and on Saturdays and not on Sundays.

10.3  The new use will monitor the surrounding area providing improved surveillance in the area.

Front Second floor room



