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Construction of a one-bedroom dwelling 

Land adjacent to and including garage of 4 Dovecote 

Road, Reading, RG2 8UJ 
    

Subject: In support of Planning Application 

    

Distribution: Planning Reading Borough 

Council 

 

 Client Mr Jude  

 File Lapd  

    
 

 

1.  Planning Background 

This Design and Access statement has been prepared to explain the 

rationale and the evolution of the design of 1 no. one-bed dwelling 

on land currently used as a garage and remote amenity space for 4 

Dovecote Road, Reading. A pre-app enquiry, including a site visit 

and written response, was received in January 2019. (Ref: 182110) 

 

The following supportive documents will be submitted as part of the 

application: 

1. Lapd drawings C206.11 and C206.12 

 

 

2.  Site/Building Appraisal 

Dovecote Road is characterised generally by developments of 2-

storey link-detached and semi-detached houses. House plots are 

generally similar in width along Dovecote Road. 

 

Numbers 4, 5, 6 & 7 Dovecote Road are a combined block of one-

bedroom houses. Number 4 is different in that it  has a garden and car 

parking area completely remote from the house as well as garden 

and parking area immediately the house. 

 

The site is located in Zone 3, within 400m of high frequency public 

transport routes and a good provision of shops and services. 

 

The remote garden and garage are under-utilised and would be 

better served if used in the formation of the proposed dwelling in this 

planning application.  
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As the site is generally unmaintained and underused, due to the 

impractical connection of this space with the house it is meant to 

serve; there is potential to make the area better used by the creation 

of a small one-bed dwelling. The proposal makes for a far better and 

efficient use of wasted land in a residential context. The dwelling has 

been designed in such a way that its scale and window orientations 

do not have any significant impact on any neighbouring amenity. 

 

The site is enclosed to the rear and side by a timber fence enclosing 

the site from the neighbour’s gardens . A mixture of fencing, mature 

shrubs, trees and hedges define the boundary to the north east. The 

proposed dwelling is 0.64m higher than the existing garage roof with 

rooflights set with cills at 1.7m above first floor level so there is no 

possibility of overlooking neighbours. 

 

Recently, there was a tree on the green verge which had started to 

damage the enclosing wall to the front of the site. The tree has been 

removed to prevent further damage to building structures. 

 

The entrance façade of the new dwelling is 15.6m away from the 

opposite neighbour and similar to the existing relationship of front of 

dwellings to dwellings along this road albeit this proposal is a 1-storey 

with room in the roof and existing properties are all 2-storey with full 

roof. The single-storey flank gable wall is 8.5m away from the side wall 

of nr 5 Dovecote Road and has no windows overlooking the private 

amenity of this dwelling.  
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The scale of the proposed dwelling is low so that it will not cause any 

significant overshadowing on neighbouring amenity land. 

 

 

View of the plot – remote garden is not used and struggling to keep tidy. Access is 

only available from the garage door (shown) which is also remote from the dwelling it 

is meant to serve. 

 

 
 
View of Dovecote Road – site to right hand side of photograph 
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3. Policy Context and Design approach 
 (policies most relevant for the proposal as identified in the pre- application enquiry) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The proposal does not create any significant adverse impact in its 

environment and as this document shows complies with the relevant 

policies that apply to it. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Also, with regard to policy CC7 the quality of the development is in 

keeping with the surrounding area and character. As the proposal 

utilises the existing garage with an addition where the roof is 0.64m 

higher but at the same roof pitch; the proposal will fit in well with the 

neighbouring context and accord with this policy well.  
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Front doors and parking are to the front of the street as are all the 

other properties in this area. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In this context there is a 2-storey dwelling facing the side of a single-

storey dwelling with a 1.8m fence dividing the private amenity spaces 

of both dwellings. Therefore, the privacy of both dwellings is 

maintained as there are no direct or indirect windows facing each 

other. As with policy CC7 the scale of the proposal will not harm 

outlook or dominate the streetscene. The proposal is residential as 

existing with garden next to garden space so complimentary to the 

setting as the existing situation. Amenity provision for the existing 

property at number 4 Dovecote Road is maintained as use will be 

made of the garden space directly attached to the property, 

providing sufficient amenity for a 1-bed dwelling. 

 

 

 

 

 

 

 

This proposal is sustainable in its location, form and contribution to 

needed housing mix in the area. 

 

 

 

 

 

 

 

 

 

 

 



19 March 2019 Page: 6/11 

C206/3.1 

 

Construction of a one-bedroom dwelling, land at 4 

Dovecote Road, Reading, RG2 8UJ 
 

 

 

Whilst the proposed dwelling cannot be classed as “affordable” in 

the local plan sense, it is a smaller dwelling which in turn is more 

attainable on the open market for the majority of people seeking a 

new home in this area. If a financial contribution is required towards 

the provision of true “affordable” housing elsewhere in the Borough, 

this will be positively considered by the client and in accordance with 

Policy H3. 

 

 
 

 
 

Following pre-application advice, we have amended the size of the 

dwelling so it is now 60.1 sqm GIA. Therefore, it now exceeds the 

minimum of 58sqm as prescribed by the DCLG Technical Housing 

Standards – Nationally described space standard.  

 

 

 

 

 

 

 

 

 

 

 

We can comply with policy H4 in meeting higher water efficiency 

(H4b) and higher target emission rates (H4c). The dwelling will be 

level threshold on all ground floor doors so in compliance with H4e.  
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The layout has also been modified so it can be fully wheelchair 

accessible on the ground floor ie an accessible wet room and kitchen 

and sufficient space that should the need arise the occupier can 

remain in the dwelling even if first floor access is no longer viable. This 

would then also accord with policy H4f and H5 being in a sustainable 

location. 

 

The proposal is for a high-quality development, using sustainable and 

innovative materials.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Rather than opt for a Coach House approach where garden amenity 

would not need to be provided. The site is large enough to allow for a 

modest garden appropriate to the proposed dwelling. There is space 

for bin stores, cycle parking and drying area within the site. Therefore, 

our proposal is in compliance with policy H9. 

 

Highways require 1 car parking space for a 1-bed development which 

this development provides and maintains 1 car parking space and 

amenity for the original 1-bed dwelling. All parking is within land the 

client owns and does not impinge on the highways owned strip at the 

front of the site over which our client has right of access. 
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Recognising that the site is strictly speaking a residential garden its 

context is different from a normal garden in that it is remote from the 

dwelling it was meant to serve. In accordance with Policy H10 the 

proposal will not be harmful to the original dwelling and 

complimentary to the surrounding area. 

 

Considering that under permitted development, our client could 

erect a single storey outbuilding in excess of the size of the proposed 

dwelling (total existing curtilage 180sqm – additional footprint 

proposed 37sqm). Whilst the proposal is higher the fact that it is on a 

more compact footprint allows for retention of more open space and 

therefore the harm of the proposed dwelling is insignificant in 

comparison, 
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The height of the building is 0.64m higher than the existing garage 

and designed so that above fence level there are no windows. This 

east facing end elevation will be 8.5m away from the rear of number 

5 Dovecote Road. Looking at shadowing the low height of the 

scheme does not overbear or overshadow the rear garden of number 

5. Therefore the proposal will not have any significant detrimental  

impact on the neighbours’s amenity. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Rear of number 5 Dovecote Road and area of development 
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4.  Design Solution 

1. Access 

Existing vehicular access is used providing 1 car parking space 

for the new dwelling (and maintaining 2 car parking space for 

the existing dwelling). Pedestrian access is proposed for access 

to bins/ cycle storage to service the dwelling. 

 

2. Siting 

The proposed new building is located by utilising the existing 

garage structure and extending onto it into garden area that it 

not used for 4 Dovecote Road.  

 

3. External Appearance 

The external appearance of the new building will match the 

main dwelling and neighbouring buildings and has been 

carefully considered to enhance the current locality and 

contribute to its character. The palette of materials for the new 

building is predominantly brick and tiled roof with UPVC doors 

and windows. 
 

4. Landscaping 

The landscape measures are complimentary to the size of 

dwelling proposed, offering a private garden space. Bin 

storage and cycle parking are also provided in accordance 

with current requirements. 

 

5. Sustainability 

The building will be designed to comply with the recent Part L 

Building Regulations amendments and it is envisaged that the 

following elements will be incorporated into the design to 

ensure that a suitable standard of sustainability is achieved: 

 

▪ A-rated gas boiler and units internally 

▪ High performance double glazing 

▪ High levels of insulation to floors, walls and roofs and 

minimizing thermal bridging 

▪ High levels of air tightness with MVHR 

▪ SuDS drainage scheme to disperse surface water within 

site, dependent on suitable ground conditions. 

▪ Reusing an existing building and redundant residential 

space to provide a useful dwelling. 
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5.  Conclusion 

 

▪ The proposed development is located within the built-up area 

of Reading and it does not result in the loss of important 

facilities. It will not be harmful to the character of the area, as 

it compliments the scale, mass and appearance of 

neighbouring buildings. 

▪ Careful consideration has been given to the relationship of the 

proposed development with neighbouring buildings, preserving 

their residential amenities. The design makes best use of the 

site so there is no detrimental harm to others amenity. 

▪ Adequate internal and external amenity space has been 

provided for a 1-bed property.  

▪ The site is generally not used and difficult to maintain, due to 

its separation from the main dwelling it was meant to serve. 

The proposal makes use of a redundant, difficult area in a 

sustainable location which will now provide improved visual 

amenity by making use of the site and contribution to the 

provision of small dwellings in the area. 

 

 

 

 


