	
	
	



Design and Access Statement 
62 Elmhurst Road, Reading, RG1 5HY
Introduction
The proposal is for a single storey side extension and single storey rear extension following demolition of existing single storey garage. 
The property is a semi-detached Edwardian dwelling on Elmhurst Road, overlooking the University of Reading’s Whiteknights campus. Elmhurst Road is characterised by a variety of semi-detached and detached two-three storey dwellings which vary in architectural detailing. The property is located within the Redlands Conservation Area and therefore planning permission is required for householder development.
Relevant planning policy
Several development plan policies are relevant to the proposed development, including Reading Local Plan (2019) policies EN3: Enhancement of Conservation Areas, H9: House extensions and ancillary accommodation, CC8: Safeguarding amenity, and CC7: Design and the public realm. Other documents have also informed the proposal, including the Redlands Conservation Area Appraisal and Design Guide to House Extensions SPD. 
The information set out in this statement and the attached plans demonstrates how the proposed development meets the requirements of national planning policy and the development plan, and appropriately reflects other supplementary documents and guidance, including SPDs and the Redlands Conservation Area Appraisal
Relevant Planning History
Application number: 191695
Approved: 25 February 2020
Demolition of existing flat roof extension at the rear of the property and erection of replacement flat roof extension. Alterations to fenestration on North East elevation. Internal alterations and loft conversion.
Application number: 131518
Approved: 24 January 2014
Demolition of existing flat roof extension at the rear of the property and erection of gabled roof extension. Alterations to fenestration on North East elevation, new driveway and gated access to front of property.
Subsequent minor and non-material amendments to the 2014 permission, application numbers 151021 and 161327 in 2015 and 2016.
The 2020 permission has not been implemented. The 2014 permission has been implemented through the new driveway to the front of the property. The single storey garage remains unaltered, and the roof extension has not been implemented. 
Pre-application response
Pre-application advice was sought in 2022 for a proposal which is fundamentally the same as that which permission is now sought for. At the time the officer’s response concluded that:
‘The proposed development has been sensitively designed, and is considered to appropriately  conserve and enhance the character and appearance of the original building and surrounding Conservation Area.’
Proposal
As with the pre-application, the proposal is formed of two parts, at the rear and side of the property. 
Demolition of existing garage and single storey rear extension
A single storey, flat roofed garage extension adjoins the rear of the property, forming a larger workshop/garage area, which has a separate entrance to the dwelling. The garage was constructed in the 1950s, with a flat cement sheet roof, poorly matched bricks, and metal side hung garage doors. Together this forms an unsightly extension to the property which is at the end of its serviceable life and does not positively contribute to the character of the Redlands Conservation Area. Planning permission has previously been granted for its demolition. 
The proposal is to replace the existing garage with a modest rear extension, which would be a more appropriate form and style of development for the property, the area and the Conservation Area. The proposal would result in a smaller footprint than the existing garage and provide a more fitting rear elevation. The floor plans also show internal reconfiguration of the kitchen and workshop areas into a larger kitchen/dining area. It would be smaller in scale than the existing garage and provide a more appropriate relationship between the house and the garden. As such, it is considered that the removal of the existing garage and its replacement with the proposed extension would result in a more positive contribution to the character and setting of the Conservation Area than the existing garage.  
There would be minimal impact to the adjoining property or the amenity of the occupiers and no windows are proposed on the elevation adjoining number 64. 
A monopitch slate roof will match the original property, in addition to two velux style roof lights. Red brick (to match existing) will tooth into the side elevation of the original property. The rear elevation would be characterised by double doors opening onto the garden, designed to reflect existing doors in the property. 
Two new timber sash windows are proposed on the side elevation comprising the kitchen/dining area, to reflect the existing sash window, and replace the existing doorway/porch area. 
In summary removing an unsightly c. 1950s development and its replacement with a development more in keeping with the locality would serve to enhance the character and appearance of the Conservation Area.
Side Extension
Secondly, the proposal is to create a single storey side extension, forming a store and utility area adjacent to the two reception rooms and the existing driveway. The store would not be used to store a car. Currently the area is poorly utilised, with a wooden fence and gate providing pedestrian access to the rear garden. 
Similar to the rear extension a slate roof is proposed, in additional to side hung garage doors. The side extension would be set back from the main property, and alongside its single storey height, helps demonstrate its subservience to the original dwelling. Traditional style materials will be used throughout, to reflect both the dwelling, and more widely the Conservation Area. This includes a combination of cream and grey brick to match the existing property on the front elevation, whilst the side and rear elevations will be red brick, also to match existing. This would also reflect the brick detailing identified in the Redlands Conservation Area Appraisal, which notes the use of grey, cream and red brick.
Together this will serve to provide a modestly sized, high quality side extension that would not appear overly prominent in the streetscene and would be in keeping with the character of the Conservation Area. 
There are no habitable rooms with doors or windows on the side elevation of adjoining properties in proximity to the proposal. The front door to 60 Elmhurst Road is located on its side elevation, opposite the proposed side extension. As a result, there would be no loss of light to habitable rooms, nor any adverse impacts in terms of overlooking or privacy.  
There would remain sufficient space on the existing driveway for two vehicles, in addition to bins for household waste. 
As such, and as reflected in the pre-application response both elements of the development have been sensitively designed and will appropriately conserve and enhance the character and appearance of the building, and the surrounding Conservation Area. The development would therefore accord with Local Plan Policies EN3, H9, CC8 and CC7, the Redlands Conservation Area Appraisal and the National Planning Policy Framework.  
Conclusion
The proposals would support the preservation and enhancement of the Conservation Area by removing unsightly built development whilst providing sympathetic new development that is well related to the character and appearance of the existing property and the wider area. The proposals clearly accord with relevant Local Plan policies, the Redlands Conservation Area Appraisal and the Residential Design Guide SPD, and should therefore be approved. 
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