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  ABBREVIATIONS 

 

Abbreviation Full Term 

BNG Biodiversity Net Gain 

C3 Use Class C3 (Dwelling house) 

DAS Design and Access Statement 

DMPO Development Management Procedure Order (2015) 

EV Electric Vehicle 

GIA Gross Internal Area 

LED Light-Emitting Diode 

LPA Local Planning Authority 

NPPF National Planning Policy Framework 
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  1.   INTRODUCTION 

 

Purpose 

This Design and Access Statement has been prepared in accordance with Article 9 of the Town and 

Country Planning (Development Management Procedure) (England) Order 2015 in support of a 

planning application for: 

• Proposed two-storey rear extension and loft conversion with associated landscaping and off-

street parking provision 

The Application Site 

The application site is 14 Oakfield Road, Guildford, Surrey GU2 4EH. The property is a two-storey 

semi-detached dwelling of mid-20th century construction set within a mature suburban plot. The 

site is not within a conservation area and the building is not listed. 

The site is situated on a residential street characterised by similar semi-detached and detached 

dwellings of the same era, many of which have been extended or altered. 

Why a DAS is Required 

This application comprises both a material extension and associated landscaping works. The DAS is 

submitted to demonstrate the design process undertaken and to explain how the proposed 

development responds to the site context. 

Companion Documents 

This application is accompanied by the following documents: 

Document Reference Purpose 

Design & Access 

Statement 

SAMPLE-PFCO-REP-DesignAccess-R00 This document — design 

rationale and access 

arrangements 

Planning Statement SAMPLE-PFCO-REP-PlanningStatement-R00 Planning policy compliance and 

planning balance 

Architectural Drawings To be submitted separately Plans, elevations, sections, site 

plan 
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  2.   SITE AND CONTEXT ANALYSIS 

 

This section presents the assessment phase of the design process — a thorough analysis of the site 

and its physical, built, environmental, functional, and policy context. 

The Application Site 

The property at 14 Oakfield Road, Guildford, Surrey GU2 4EH is a two-storey semi-detached dwelling 

with a pitched tile roof. The building dates from the mid-20th century and is of brick construction 

with rendered elements. The rear garden extends approximately 15 metres from the rear elevation 

and is enclosed by close-boarded fencing. 

Built Context 

The prevailing built character is defined by: 

• Scale:  Predominantly 2-storey semi-detached and detached dwellings from the inter-war and 

post-war periods 

• Materials:  Red/brown brick, render, concrete plain tiles, and uPVC replacement windows 

• Street frontage:  Set-back front gardens with driveways providing off-street parking 

• Roofscape:  Pitched roofs with chimneys. Rear extensions are common in the area 

Environmental Context 

• Trees:  The rear garden contains mature shrubs and a small ornamental tree. No Tree 

Preservation Orders are confirmed 

• Flood risk:  The site is within Flood Zone 1 (low probability). Surface water flood risk is low 

• Ecology:  Standard domestic garden ecology. No specific ecological constraints identified 

Functional Context 

The site benefits from good accessibility to local shops, schools, public transport, and employment 

areas. Local bus routes and a railway station are accessible within walking distance. 

Policy Context 

The relevant design policy framework comprises: 

• NPPF (December 2024):  Chapter 12 (Achieving well-designed places), paragraphs 131–141 

• National Design Guide:  The 10 characteristics of well-designed places 

• Local Plan:  Relevant local design and residential amenity policies as set by Guildford Borough 

Council 
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  3.   DESIGN EVALUATION 

 

This section draws conclusions from the context analysis in Section 2, establishing the design 

constraints, opportunities, and principles. 

Key Design Constraints 

• Streetscape character:  The extension must be subordinate in scale to the host building and 

respect the established character of the streetscape 

• Adjoining property:  The shared party wall and proximity to the adjoining property require 

careful consideration of amenity impact 

• Rear garden amenity:  Any extension must maintain adequate garden depth for amenity 

purposes 

Key Design Opportunities 

• Rear-facing works:  The rear of the property is not visible from the public highway, allowing 

physical works to be concentrated to the rear 

• Established precedent:  Numerous similar properties in the street have been extended, 

establishing an acceptable precedent for extensions of this type and scale 

• Garden depth:  The generous rear garden provides space for a proportionate extension while 

retaining adequate amenity space 

Design Principles 

The following design principles have been established: 

• 1. Concentrate works to the rear:  All physical works are positioned to the rear of the property 

• 2. Subordinate additions:  The extension is two-storey at the rear, subordinate in scale and form 

to the host building 

• 3. Sympathetic materials:  External materials are selected to match the existing building 

• 4. Retain character-defining features:  The existing front elevation is retained and maintained 
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  4.   AMOUNT AND USE 

 

Proposed Use 

The proposed use remains C3 (dwelling house). The extension provides additional living 

accommodation for the existing household. 

Amount of Development 

Metric Existing Proposed Change 

Use class C3 (dwelling house) C3 (dwelling house) No change 

Bedrooms 3 4 +1 

Existing GIA ~95 sqm ~95 sqm Retained 

Extension GIA — ~35 sqm +35 sqm 

Total proposed GIA ~95 sqm ~130 sqm +35 sqm net additional 
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  5.   LAYOUT 

 

Internal Layout 

The internal layout has been designed to provide additional family living space: 

Ground Floor: 

• Existing reception rooms retained 

• New open-plan kitchen-dining area in the rear extension 

• Utility space 

First Floor: 

• Existing 3 bedrooms retained 

• New fourth bedroom above the rear extension 

• Existing bathroom retained and a new en-suite provided 

External Layout 

• The existing building footprint is extended to the rear 

• The front boundary and street frontage remain unaltered 

• The rear garden retains adequate amenity space, bin storage, and cycle storage areas 

• Existing off-street parking retained on the front driveway 
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  6.   SCALE AND MASSING 

 

Two-Storey Rear Extension 

The proposed rear extension is two-storey with a pitched roof, extending approximately 4 metres 

from the existing rear elevation. 

Dimension Measurement Relationship to Host Building 

Depth 4 metres Subordinate — approximately 40% of the existing 

building depth 

Width Partial width of rear 

elevation 

Set in from the party wall boundary by 1 metre 

Height (eaves) Approximately matching 

existing eaves 

Consistent with the host building 

Height (ridge) Set down from existing 

ridge 

Clearly subordinate in height 

Roof form Pitched to match 

existing 

Complementary form and materials 

The extension is clearly subordinate to the host building in both height and form. The pitched roof 

ensures the extension reads as a natural addition rather than an incongruous structure. 

Loft Conversion 

The proposed loft conversion includes a rear dormer set within the existing rear roof slope, recessed 

from the eaves and ridge of the main roof to maintain a subordinate character. 
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  7.   APPEARANCE AND MATERIALS 

 

Materials Selection 

Element Proposed Material Justification 

External walls Matching brick Matches the existing building in colour, texture, and 

bond pattern 

Roof covering Matching plain tiles Consistent with the existing roof and streetscape 

Windows uPVC double-glazed 

casements 

Matching the existing replacement windows 

Rainwater goods Black uPVC Matching existing 

Fenestration 

The existing windows on the front and side elevations are retained. New windows in the rear 

extension are designed to match the existing window style and proportions. 
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  8.   LANDSCAPING AND EXTERNAL WORKS 

 

Hard Landscaping 

• Paved patio area to the rear of the extension 

• Permeable paving to any new hard surfaces to reduce surface water runoff 

• Existing front driveway and boundary retained without alteration 

Soft Landscaping 

• Retention of existing mature garden planting where possible 

• New native planting in the rear garden to enhance biodiversity 

• Any trees affected by the extension to be replaced with native species 

Biodiversity Enhancement 

The following voluntary biodiversity enhancement measures are proposed: 

• Installation of bat boxes on the rear elevation 

• Installation of bird nesting boxes 

• Native hedgerow or shrub planting using species beneficial to pollinators 

• Permeable paving to garden paths 
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  9.   ACCESS 

 

Vehicular and Transport Access 

The existing driveway provides off-street parking for 2 vehicles. No change to vehicular access is 

proposed. 

• Bus:  Local bus routes within a 5-minute walk 

• Rail:  Railway station within 15–20 minutes’ walk 

• Walking:  Walking distance to local shops, schools, and services 

Inclusive Access 

The proposed development addresses inclusive access: 

• Level access:  The ground-floor extension provides level access from the garden to the living 

areas 

• Internal circulation:  Internal circulation areas provide adequate width for ease of movement 
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  10.   CONCLUSION 

 

This Design and Access Statement demonstrates that the proposed extension and loft conversion at 

14 Oakfield Road, Guildford, Surrey GU2 4EH has been developed through a genuine design process 

of assessment, evaluation, and design response. 

The Five Aspects 

Aspect Summary 

Amount Two-storey rear extension providing additional bedroom and open-plan kitchen-dining. 

Efficient use of existing property 

Layout Internal layout provides additional bedroom with en-suite. External layout retains 

parking, bin and cycle storage, and garden amenity 

Scale Two-storey rear extension (4m depth) — subordinate to the host building. Not visible 

from the street 

Appearance Materials selected to match the existing building: brick, tiles, uPVC windows. Front 

elevation unaltered 

Landscaping Native planting, permeable paving, bat and bird boxes for biodiversity enhancement 

Access 

The site benefits from good transport accessibility. Off-street parking for 2 vehicles is retained. The 

development is designed to support sustainable travel patterns. 
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  Important: Limitations, Disclaimers and Conditions of Use 

 

Clause 1: Named Client and Reliance Restriction 

This report has been prepared by PF & Co Construction Ltd (trading as “Site Intelligence”) for the sole and exclusive use of 

Sample Client (“the Client”) in connection with the project described herein at 14 Oakfield Road, Guildford, Surrey GU2 

4EH (“the Site”). 

This report has been prepared for the Client only. No other person or entity may use or rely upon this report, or any part of 

it, without the prior written consent of PF & Co Construction Ltd. Any such consent, if given, may be subject to conditions 

including the payment of additional fees and the execution of a formal reliance letter or collateral warranty. 

Any party other than the Client who obtains access to this report, or any part of it, does so entirely at their own risk. PF & 

Co Construction Ltd owes no duty of care to any such party and accepts no responsibility or liability whatsoever, whether in 

contract, tort (including negligence), breach of statutory duty, or otherwise, to any person or entity other than the Client in 

respect of the contents of this report. 

Clause 2: Purpose Limitation 

This report has been prepared for the specific purpose described herein and should not be used for any other purpose. PF 

& Co Construction Ltd accepts no responsibility for the use of this report, or any information contained within it, for a 

purpose other than that for which it was commissioned. 

Without limitation, this report should not be used in connection with any transaction, valuation, investment decision, or 

insurance assessment unless PF & Co Construction Ltd has given its prior written consent and has been provided with 

relevant details of the intended use. 

Clause 3: Third-Party Exclusion 

The rights of any third party to rely upon or enforce any term of this report, or any benefit arising from it, are expressly 

excluded under the Contracts (Rights of Third Parties) Act 1999. 

No term of this report is intended to be enforceable by any person who is not a party to the engagement under which this 

report was prepared. Should any third party wish to rely upon the contents of this report, they must first obtain written 

confirmation from PF & Co Construction Ltd, which may be subject to conditions and additional fees. 

Clause 4: Information Reliance 

In preparing this report, PF & Co Construction Ltd has relied upon information provided by the Client and/or obtained from 

publicly available sources, including but not limited to government databases, local authority records, statutory registers, 

and mapping services. PF & Co Construction Ltd has not independently verified the accuracy, completeness, or currency of 

such information unless expressly stated otherwise. 

PF & Co Construction Ltd accepts no liability for any inaccuracy, omission, or error in information provided by the Client or 

obtained from third-party sources. Where this report identifies specific data sources, the data confidence and any known 

limitations are noted. 

Clause 5: Limitations of Investigation 

This report is based on desk-based research carried out on or before the date of issue. The scope of investigation is 

described in the body of this report and should be read in full. 

Ground conditions, environmental factors, regulatory requirements, planning policy, and site circumstances may change 

over time. The findings, opinions, and recommendations contained in this report reflect the conditions and information 

available at the date of issue and may not remain valid indefinitely. 

This report must be read in its entirety. No individual section, extract, table, or figure should be taken in isolation or relied 

upon without reference to the report as a whole, including all caveats, qualifications, and limitations stated herein. 
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Clause 6: Professional Advice Caveat 

This report provides professional assessment and guidance based on the information available at the time of preparation. 

Every project and every site is unique. The Client should obtain advice specific to their circumstances before making 

decisions that may have financial, legal, structural, or safety implications. 

PF & Co Construction Ltd is a qualified structural engineering and construction consultancy. The opinions expressed in this 

report represent the professional judgment of qualified engineers exercising reasonable skill and care. They do not 

constitute legal advice, financial advice, insurance advice, or advice from any other regulated profession. 

Where this report identifies matters outside the expertise of PF & Co Construction Ltd (including but not limited to 

specialist heritage impact assessment, ecological survey, full hydraulic modelling, or contaminated land assessment), the 

Client should engage appropriately qualified specialists. 

Clause 7: No Guarantee of Outcome 

The assessments, opinions, and recommendations contained in this report represent the professional judgment of the 

author based on the information available at the date of issue. They do not constitute a guarantee or warranty of any 

particular outcome, whether in respect of planning permission, Building Control approval, structural performance, ground 

conditions, flood risk, or any other matter. 

Where this report expresses a view on the likelihood of a particular outcome (for example, the prospect of obtaining 

planning permission or the probability of flooding), such views are professional opinions based on available evidence and 

experience. They are not predictions and should not be treated as such. 

Clause 8: AI Assistance Disclosure 

PF & Co Construction Ltd uses a range of professional tools and technologies in the preparation of its reports. These may 

include artificial intelligence (AI) software to assist with data gathering, research, analysis, and document preparation. 

All outputs from any AI-assisted processes are reviewed, verified, and approved by a qualified engineer before inclusion in 

this report. The professional opinions, conclusions, and recommendations expressed herein are those of PF & Co 

Construction Ltd, not of any software system or AI tool. 

The use of AI-assisted tools does not diminish or alter the standard of reasonable skill and care applied by PF & Co 

Construction Ltd in the preparation of this report. PF & Co Construction Ltd retains full professional responsibility for the 

contents of this report, and no responsibility is transferred to any technology provider. 

Clause 9: Data Completeness Caveat 

This report draws upon publicly available data from government agencies, statutory bodies, and other sources. Public 

datasets may contain gaps in coverage, may not be updated in real time, and may not capture all relevant local conditions. 

Where data limitations or gaps have been identified during the preparation of this report, they are noted in the relevant 

sections. The absence of a recorded constraint, hazard, or designation does not confirm that no such constraint, hazard, or 

designation exists. It confirms only that no record was found in the sources consulted at the date of access. 

Data access dates are recorded in this report. Where significant time has elapsed since the data was accessed, the Client 

should consider whether updated information may be available. 

Clause 10: Limitation of Liability 

(a) PF & Co Construction Ltd has exercised reasonable skill and care in the preparation of this report in accordance with 

the standards reasonably to be expected of a competent structural engineering consultancy undertaking work of a 

similar scope and nature. 

(b) Nothing in this clause or in this report shall exclude or limit the liability of PF & Co Construction Ltd for death or 

personal injury caused by its negligence, or for fraud or fraudulent misrepresentation. 

(c) Subject to sub-clause (b), the liability of PF & Co Construction Ltd arising out of or in connection with this report, 

whether in contract, tort (including negligence), breach of statutory duty, or otherwise, shall not exceed £10,000,000 

(ten million pounds sterling) in respect of any one claim or series of claims arising out of any one event or related series 
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of events. This cap is not reduced by any excess or deductible applicable under the Consultant’s professional indemnity 

insurance policy. 

(d) Subject to sub-clause (b), PF & Co Construction Ltd shall not be liable for any of the following, whether arising in 

contract, tort (including negligence), breach of statutory duty, or otherwise: 

• loss of profit; 

• loss of revenue; 

• loss of anticipated savings; 

• loss of business or business opportunity; 

• loss of goodwill; 

• loss of use of any property or asset; 

• increased cost of working; 

• wasted expenditure (other than fees paid directly to PF & Co Construction Ltd for this report); 

• any other indirect, special, or consequential loss or damage. 
(e) The liability of PF & Co Construction Ltd shall be limited to such sum as is just and equitable having regard to the 

extent of PF & Co Construction Ltd’s responsibility for the loss or damage in question, on the assumption that all other 

consultants, contractors, sub-contractors, and advisers involved in the project have provided contractual undertakings 

to the Client on terms no less onerous than those set out herein and have paid to the Client such sums as they are 

liable to pay. 

(f) Sub-clauses (c), (d), and (e) shall not apply to any liability arising under section 1 of the Defective Premises Act 1972, 

to the extent that such liability cannot lawfully be excluded or restricted by virtue of section 6(3) of that Act. PF & Co 

Construction Ltd reserves all rights to seek contribution from any other person responsible for the loss or damage 

under the Civil Liability (Contribution) Act 1978. 

(g) This report should not be the sole basis for any property purchase, investment, or development decision. The Client 

should obtain independent legal, valuation, and environmental advice as appropriate to the nature of the decision 

being made. 

Clause 11: Copyright and Intellectual Property 

(a) Copyright and all other intellectual property rights in this report, including but not limited to the text, calculations, 

drawings, diagrams, maps, tables, scoring methodologies, and report templates, are and shall remain the property of 

PF & Co Construction Ltd. 

(b) PF & Co Construction Ltd grants to the Client a non-exclusive, non-transferable licence to use this report for the 

specific purpose for which it was commissioned, including: 

• reproducing the report for the purposes of obtaining planning permission, Building Control approval, and 

construction of the project described herein; 

• sharing the report with the Client’s other appointed consultants, contractors, and statutory authorities in 

connection with the project. 
(c) This licence is conditional upon the full payment of all fees due to PF & Co Construction Ltd in connection with this 

report. If fees remain outstanding, the licence shall not come into effect, and the Client shall have no right to use, 

reproduce, or distribute this report. 

(d) The Client shall not, without the prior written consent of PF & Co Construction Ltd: 

• modify, adapt, or alter this report or any part of it; 

• use this report for any project other than that for which it was commissioned; 

• assign, transfer, or sub-license the right to use this report to any third party (including a subsequent purchaser 

or tenant of the property); 

• remove or obscure any copyright notice, branding, or attribution contained in this report. 
(e) PF & Co Construction Ltd’s background intellectual property (including proprietary methodologies, scoring systems, 

report templates, and software tools) remains the exclusive property of PF & Co Construction Ltd and is not transferred 

or licensed to the Client. 
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Clause 12: Statutory Authority Submission Note 

Where this report is submitted to a Local Planning Authority, Building Control body, the Environment Agency, a Lead Local 

Flood Authority, or any other statutory or regulatory authority, it is provided for that authority’s information and 

independent assessment. 

PF & Co Construction Ltd does not warrant that any statutory authority will accept the findings of this report. Each 

authority is responsible for exercising its own professional judgment and for determining compliance with applicable 

legislation, policy, and standards. The submission of this report to a statutory authority does not confer any right of 

reliance upon PF & Co Construction Ltd by that authority, its officers, or its agents. 

The statutory authority may require additional information, investigation, modelling, or assessment beyond the scope of 

this report. PF & Co Construction Ltd accepts no responsibility for any additional requirements imposed by a statutory 

authority. 

Clause 13: Mortgage, Valuation and Subsequent Purchaser Exclusion 

This report has not been prepared for the purpose of mortgage valuation, property valuation, insurance assessment, or any 

transaction involving the purchase, sale, or financing of the property. 

This report is not suitable for use as, or as a substitute for, a mortgage valuation, Home Buyer Report, Building Survey, or 

any other valuation or survey product. PF & Co Construction Ltd accepts no liability to any mortgage lender, valuer, insurer, 

subsequent purchaser, tenant, or other party who may use or rely upon this report in connection with a property 

transaction. 

Any subsequent purchaser or new owner of the property should commission their own independent assessment. Findings 

contained in this report may not remain valid or applicable to changed circumstances, altered proposals, or the passage of 

time. 

Clause 14: Report Validity Period 

The findings, opinions, and recommendations contained in this report are based on the conditions and information 

available at the date of issue. Unless otherwise stated in the body of this report, the findings should be considered valid for 

a period of twelve (12) months from the date of issue. 

After the expiry of this period, or where material changes to the site, the proposal, the regulatory framework, or the 

available data have occurred, PF & Co Construction Ltd recommends that the Client commission an updated assessment. 

PF & Co Construction Ltd accepts no liability for reliance on this report after the expiry of its validity period or following 

material changes in circumstances. 

Clause 15: Governing Law and Jurisdiction 

This report, and any dispute or claim arising out of or in connection with it (including non-contractual disputes or claims), 

shall be governed by and construed in accordance with the laws of England and Wales. 

The courts of England and Wales shall have exclusive jurisdiction to settle any dispute or claim arising out of or in 

connection with this report. 
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Additional Limitations Specific to This Design & Access Statement 

DAS.1 — Design Rationale, Not Design. This Design and Access Statement explains and justifies the design rationale for the 

proposed development in accordance with Article 9 of the Town and Country Planning (Development Management 

Procedure) (England) Order 2015. It does not create, generate, or constitute architectural design. The architectural design, 

including all dimensions, specifications, and construction details, is the responsibility of the appointed architect or 

designer. 

DAS.2 — Five Statutory Design Aspects. This report addresses the five statutory aspects of design required by DMPO 2015: 

amount, layout, scale, landscaping, and appearance, together with access (both transport and inclusive access). The 

assessment of these aspects is based on the scheme description and drawings provided by the design team. If the scheme 

design changes materially after the date of this report, the Design and Access Statement may need to be updated. 

DAS.3 — Cross-Reference to Companion Documents. Where heritage assets are affected, this report cross-references the 

Heritage Statement for significance and impact assessment. Where a Planning Statement accompanies the application, this 

report cross-references the planning policy context. This approach avoids duplication and maintains consistency between 

application documents. The companion documents should be read alongside this statement. 

DAS.4 — Transport and Access Assessment. The access assessment in this report is proportionate to the scale of 

development. It does not constitute a Transport Assessment, Transport Statement, or Travel Plan. Where the Local 

Planning Authority or highway authority requires a formal transport assessment, this should be prepared by a qualified 

transport consultant. 

 

Prepared by: 

Site Intelligence — Design & Access, BEng (Hons) 

PF & Co Construction Ltd 

For and on behalf of: 

Site Intelligence 

A PF & Co Construction Ltd service 

Date of issue: 1 March 2026 
Document reference: SAMPLE-PFCO-REP-DesignAccess-R00 
Revision: R00 

 

PF & Co Construction Ltd | Registered in England & Wales | Registered Office: Plymouth, Devon 

This report has been prepared for the sole use of the Client named herein. It is issued subject to the limitations, disclaimers, and conditions 

set out above. 
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SAMPLE REPORT DISCLAIMER 

This document is a sample report produced for illustrative purposes only. All site data, assessments, 

and recommendations contained herein are entirely fictional and relate to a hypothetical project at 

a fictional address. This report must not be relied upon for any planning, design, construction, or 

investment decision. PF & Co Construction Ltd accepts no liability arising from the use of this sample 

document. For a genuine site-specific report, please visit www.pfandcoconstruction.co.uk or contact 

us directly. 

To order a genuine, site-specific version of this report, visit www.pfandcoconstruction.co.uk/site-

intelligence 


