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1.

Introduction

Purpose of this Report

11

1.2

1.3

This built Heritage Statement has been prepared by Turley Heritage on behalf of Sonic
Star Properties Limited (our ‘Client’ and the ‘Applicant’) to provide appropriate and
proportionate information to the local planning authority regarding the heritage asset
impacts associated with proposals for reuse, conversion and new development at
No0s.172-175 Friar Street and Nos.27-32 Market Place (the ‘Site’) within Reading town
centre (also known in part as the former Bristol & West Arcade). This accompanies an
application for full Planning Permission and Listed Building Consent for this scheme,
which is described as:

“173-175 Friar Street: Demolition of vacant former Bristol & West Arcade (173-175
Friar Street) and redevelopment of site including minor excavations at basement level
to provide an 8-storey building to provide a hotel (C1 use) of up to 182 beds, creation of
a bar/restaurant/gym at ground floor associated with the hotel and the provision of
ancillary facilities including outdoor terrace, demolition of rear parts of 29-31 and 32
Market Place, the change of use of the retained units at 27-28, 29-31 and 32 Market
Place at first, second and third floors to provide 8 residential units, retention of flexible
Class E uses at ground and basement floors of 27 — 28 and 32 Market Place, retention
of 260.4 sqm as a public house (Sui Generis use) at basement and ground floor of 29 —
31 Market Place with associated external works, landscaping, plant, cycle store, and
substation.

27-32 Market Place: Demolition of 20" Century additions to the rear of 29-31 Market
Place and 32 Market Place with associated internal and external alterations to listed
buildings.”

Importantly, this scheme has been subject to a process of pre-application engagement
with the local planning authority Reading Borough Council (RBC), also including
presentation to Historic England (HE). Feedback and discussion from this process has
been used to further inform the final submission, and the scheme design has also been
refined and further detailed accordingly before application.

As further particularly relevant background, both Planning Permission and Listed
Building Consent has recently been approved by RBC for the part reuse and part
redevelopment of this central Reading Site. This approval dates from 9 January 2019
(LPA reference number: 180358) and was described as:

“Demolition of vacant former Bristol & West Arcade (173 — 175 Friar Street) and
redevelopment of site to provide an eight storey mixed —use building plus one level of
basement comprising 35 residential units, 4,212 sqm of B1 office floorspace, and 5
retail units (A1/A2/A3), together with the change of use of 27 - 28 Market Place at first,
second and third floors and basement to provide 2 residential units, change of use of 29
- 31 Market Place at first, second and third floors to provide 3 residential units, change
of use of 32 Market Place from A2 use to provide part basement and ground floor
flexible retail use (A1/A2/A3) and 3 residential uses at first, second and third floors,
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1.5

1.6

1.7

1.8

retention of 260.4 sqm of A4 use at ground and basement floor at 29-31 Market Place
and change of use at ground and basement of 27 - 28 Market Place to flexible retail use
(A1/A2/A3) and demolition of rear parts of 29 — 31 Market Place and 32 Market Place,
associated internal and external works to the Listed Buildings, landscaping, refuse,
plant, cycle stores and substation at basement level.”

This previously approved scheme was also subject to extensive pre-application
discussions with RBC, HE and other stakeholders through consultation. Importantly,
this scheme has established the acceptability of the principal of significant change on
this Site, and has also recognised the public benefits that could be offered by the reuse
and revitalisation of the currently vacant historic buildings, as well as a new mix of
uses, built development, high quality architecture and landscape on the remainder of
this Site.

Since permission / consent was granted, the Site has been actively marketed to
determine the interest in bringing the Site forward as approved. Unfortunately there
has been little to no interest in the approved scheme, primarily due to the amount of
retail floor space at ground floor level given the current market conditions. There has,
however, been some interest from hotel operators. As such, our Client now seeks to
promote this new scheme through application for a new mix of uses, and associated
design revisions.

It should be noted that the requirement for this new report stems from Section 66 of
the Planning (Listed Buildings and Conservation Areas) Act 1990, which requires that
special regard be given to the desirability of preserving the special interest of listed
buildings or their settings. Section 72 of the act also places a duty upon the local
planning authority in determining applications for development affecting conservation
areas to pay special attention to the desirability of preserving or enhancing the
character or appearance of that area.

The National Planning Policy Framework (NPPF) 2019 provides the Government’s
national planning policy for the conservation of the historic environment. In respect of
information requirements, it sets out that

‘In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impact of the proposal on their
significance.”

Paragraph 190 then sets out that local planning authorities should identify and assess
the particular significance of heritage assets that might be affected by proposals,
including by development affecting the setting of a heritage asset. They should take
this assessment into account when considering the impact of proposals in order to
avoid or minimise conflict between the heritage asset’s conservation and any aspect of
the proposal.

! MHCLG, National Planning Policy Framework (NPPF) 2019 — para. 189



Structure of this Report

1.9
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1.13

1.14

In accordance with the legislative and policy requirements outlined above, Section 2 of
this report firstly confirms the relevant heritage assets within the Site and its vicinity,
the significance of which would likely be affected by direct or indirect impacts from the
scheme proposals at application. These have been confirmed for assessment through
desktop analysis and also site survey by our team, and also follow the scope of heritage
assets previously agreed with the RBC as part of the now approved 2019 scheme for
the Site. For ease of reference, the Boundary Map for the conservation area is included
in Appendix 1, as well as the full List Entries for the listed buildings on Site at Appendix
2.

Section 3 of this report then provides a description of the historical development of the
Site and its surroundings within the town centre of Reading, in order to establish a
wider temporal and physical context, and so to inform an understanding and
appreciation of the Site’s contribution to the significance of the identified heritage
assets in the later sections.

Section 4 provides a series of statements of heritage significance for each of the
scoped-in designated heritage assets relevant to the revised new scheme on Site. This
begins with an assessment of the significance of the Market Place / London Street
Conservation Area, in terms of its character and appearance, with specific reference
made to the Site and any contribution it makes to the significance of the conservation
area as a whole. This again includes an assessment of the unlisted building No.175 Friar
Street on Site that has been otherwise identified by the local planning authority as a
“building of townscape merit” within the context of the conservation area. The
potential for No.175 to be considered as a non-designated heritage asset of local
significance is also considered at the end of this Section for completeness.

This is followed by statements of heritage significance for each of the listed buildings
within the Site, which assess the special architectural and historic interest of these
other designated heritage assets, and also consider the relative contribution of their
external and internal elements to overall significance. This section also provides a
series of more focussed statements of heritage significance for the other identified
listed buildings that would likely be affected indirectly by the new scheme through
change to their shared townscape setting, and includes a review of the contribution of
the Site to their significance as part of that setting.

Overall, Sections 2-4 comprise our built heritage baseline, which has been undertaken
on the basis of a review of existing published information, and desktop archival /
historical research, followed by on site survey. This analysis is proportionate to both
the importance of each of the identified heritage assets and the relative impacts of the
development proposals for the Site. It should also be noted that this baseline work
builds on that previously prepared by our team in 2017-18 as part of the early design
process for the previous and now approved 2019 scheme.

Section 5 provides an overview of the new scheme and application proposals, and an
assessment of their likely impacts on the particular significance of each of the heritage
assets identified in our baseline analysis Sections 2-4. These heritage impacts are then
assessed overall in light of the relevant legislative and planning policy context.
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Accordingly, Appendix 3 to this report sets out in full the relevant heritage legislation,
and national and local planning policy and guidance for change within the historic
environment, including the statutory duties of the Planning (Listed Buildings and
Conservation Areas) Act 1990, national policy in the NPPF 2019 and supported by
NPPG, and development plan for the RBC local planning authority area.

Importantly, this new Heritage Statement report is intended to be read in conjunction
with the full drawings package and Design and Access Statement (DAS) prepared by
the appointed architects for this scheme NORR Architects, and also the overarching
Planning Statement prepared by Savills planning consultants, all as part of the full
application submission material.

Section 6 finally draws together a summary of the findings and conclusions of this
report with regard to built heritage impact assessment.



2. Heritage Assets

Introduction

2.1 The National Planning Policy Framework (NPPF) 2019 (or the ‘Framework’) defines a
heritage asset as:

“A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage
interest.”?

Designated Heritage Assets

2.2 Designated heritage assets are those which possess a level of heritage interest that
justifies designation and are then subject to particular procedures in planning decisions
that involve them. A designated heritage asset is also defined as:

“A World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site,
Registered Park and Garden, Registered Battlefield or Conservation Area designated
under the relevant legislation.”

Conservation Area: Market Place / London Street

2.3 Part of the Site (Nos.27-32 Market Place) is located within the Market Place / London
Street Conservation Area, which was first designated by Reading Borough Council in
1972. The remainder of the Site comprising the former Bristol & West Arcade (Nos.172-
175 Friar Street) falls outside the conservation area boundary, but would be considered
to be within the setting of this heritage asset

T

Figure 2.1: Extract of Conservation Area townscape appraisal map*

2 MHCLG, National Planning Policy Framework (NPPF) 2019 - Annex 2: Glossary
3 MHCLG, National Planning Policy Framework (NPPF) 2019 - Annex 2: Glossary
4 RBC, Market Place / London Street Conservation Area Appraisal, 2007



2.4

2.5

The Market Place / London Street Conservation Area Appraisal document was adopted
by Reading Borough Council in 2007. The conservation area boundary map from this
document is included at Appendix 1, and an extract from conservation area townscape
appraisal map (character area 1) is included above (Figure 2.1). The boundary of the
conservation area is indicated by a thick black line, statutory listed buildings are
coloured red, and “buildings of townscape merit” that are defined as positive
contributors to the conservation area are coloured in green®. Other annotations are
described in full in Appendix 1.

The proposed scheme would have a direct impact on the significance of the
conservation area through the reuse, as well as works of alteration and extension, to
the historic buildings on Site. These proposals would also have an indirect impact on
the significance of this heritage asset through the new mix of uses and built
redevelopment on that part of the Site outside the conservation area boundary;
affecting its setting and some shared local views.

Listed Buildings

2.6

The Site includes a number of statutory listed buildings of special architectural and or
historic interest. The scheme would have a direct impact on their significance, through
change of use and associated works of alterations and or extensions to their fabric,
features and character. The listed buildings directly affected by the development
proposals are listed below as short summaries:

Nos.27-28 Market Place

2.7

Nos.27 and 28 Market Place were included at grade Il and for group value on the
statutory list of buildings of special architectural or historic interest on the 22 March
1957. The List Entry (also included as Appendix 2°) describes the building as:

“.. Early C17 possibly older. 3 storeys and attic. Double jettied timber-frame with stucco
infilling, pebbledashed. Tiled roof with crested ridge and ornamental cast iron gutter to
eaves. Moulded 2nd floor jetty. 2 dormers. 2 original bay windows with mullion
windows on each floor. Decorative lead work in upper part of windows. C18 shop front
retained to ground floor with coved fascia and engaged columns. Outer doors, 5 panel
(raised and fielded) with plain overlight to right, modern door to left (to No 29).
Interior: 1st floor ceilings divided into panels by moulded strips.”

The Coopers Public House

2.8

The former Coopers public house at Nos.29-31 Market Place was included at grade |l
and for group value on the statutory list of buildings of special architectural or historic
interest on the 26 July 1973. The List Entry describes the building as:

“.. C17 altered. False exposed timbering to front with 4 bays of 3 light casements in
stucco infill. Wooden modillion cornice to parapet. Tiled roof. 2 C20 dormers. Rusticated
stucco on ground floor with glazing bar shopfronts (modern to left, early C19 to right)
and central entrance, pilastered doorpiece with fluted caps and scroll brackets to open

> Nos. 172 and 175 Friar Street are identified on the townscape appraisal map as “buildings of townscape merit”, however the
numbering is in error and only No. 175 falls within the boundary of the Site, whereas No. 172 is intended to refer to No. 171 that
adjoins the Site to the west.

® Historic England: The National Heritage List for England (website)



pediment. 2 panel door with high arched radiating fanlight. Timber framing in gables to
rear. Interior contains re-used fittings probably from C16 or C17 house. The Lounge Bar
has oak panelled portion with good C16 or early C17 strapwork overmantel. 4 fluted
Doric columns flanked by 2 enriched Doric columns and with 'wild men' herm-pilasters.
Modillion cornice. The exit to No 29 has a fine door with circa 1600 decoration of
recessed niche panels: to outside lonic female hermes, to interior fluted lonic pilasters.”

No.32 Market Place

2.9

2.10

2.11

2.12

No.32 Market Place was included at grade Il, albeit specifically for group value, on the
statutory list of buildings of special architectural or historic interest on the 14
December 1978. The List Entry describes the building as:

“.. Mid C19. 4 storeys with bands between floors. Painted brick. 3 bays, glazing bar
sash windows with segmental heads and keys. Moulded cornice to blocking course.
Concealed roof. Modern ground floor premises with retrains of moulded fascia cornice
over. Included for group value.”

There are also a number of other listed buildings within the conservation area and the
vicinity the Site; the significance of which would likely be affected by the new
development proposals as a result of change within part of their shared townscape
settings and local views. These other listed buildings are therefore included in our
heritage baseline analysis within this report, and listed below (with their respective
grades of listing) as:

. Church of St Laurence (grade I)

. Town Hall Chamber and Offices and Clocktower (grade II*)

. Nos.23-26 Market Place (grade Il)

. Former Trustee Savings Bank, Nos.34-36 Market Place (grade Il)

. Corn Exchange Arcade Entrance, Market Place / Market Way (grade Il)
. Queen Victoria Jubilee Statue (grade Il)

All these listed buildings have been confirmed for assessment through desktop analysis
and also subsequent site survey by our team. This also follows the scope of designated
heritage assets previously agreed with the RBC as part of our past submissions in
relation to the now approved 2019 scheme for the Site.

It is our reconfirmed assessed that the new scheme would not affect the way in which
the significance of other listed buildings in the wider surrounding area would be
understood or appreciated; principally due to the layout and positioning, the density,
scale and pattern of built form within the local townscape, and its historical
development and more recent change. These other heritage assets have been scoped
out of our assessment accordingly.



Non-Designated Heritage Assets
2.13 The NPPF’ identifies that heritage assets include both designated heritage assets and
assets identified by the local planning authority (including local listing).

2.14 RBC maintains a “list of locally important buildings and structures”, which has existed
since February 2013 and has continued to be added to in a piecemeal fashion. The
Reading Sites and Detailed Policies Document (SDPD) 2012 first established that that
the Council intended to develop such a local list. It is our assessment that the
significance of no identified locally listed buildings would be affected by the proposed
development on Site, either directly or indirectly.

2.15 The Market Place / London Street Conservation Area Appraisal document 2007 does
identify “buildings of townscape merit” within this area, which are considered to be
buildings that make a positive contribution to the character and appearance of this
designated heritage asset. These buildings have not been identified by the local
planning authority formally as non-designated heritage assets for the purposes of the
NPPF; such as through the local listing process. No.175 Friar Street on Site has been
identified as a building of townscape merit, and has also been referenced as a non-
designated heritage asset by the then case officer in the Committee Report to the now
approved 2019 scheme. Accordingly, this potential heritage asset has been scoped into
our updated baseline assessment for completeness.

7 MHCLG, National Planning Policy Framework (NPPF) 2019 - Annex 2: Glossary



3.1

3.2

Historical Development of the Site

Within the Site the plots of Nos.27 and 28 Market Place, the former The Coopers public
house (Nos.29-31) and No.32 Market Place have been continuously developed since
the Early-Modern period, and possibly earlier. The earliest map to show the application
site is John Speed’s Map of Reading, dated 1611. Here, the corner of Friar Street and
Market Place is lined by a curved row of pitched-roof buildings, opposite St Laurence’s
Church which stands at the edge of Reading Abbey’s precinct. The plots of Nos.27 and
28, The Coopers public house and No.32 Market Place have therefore been
continuously developed since the medieval period, and possibly earlier. The List Entries
for Nos.27 and 28 Market Place and The Coopers public house date both of these
buildings to the 17" century; but the schematic nature of Speed’s map means that they
are not yet individually identifiable.

Within the urban block formed by Friar Street, Market Place, Cross Street and Broad
Street, Speed’s map shows an area of open space behind the building lines, which
appears to be divided into gardens and small orchards. Interestingly, a central path
runs north-south, whilst two others, running perpendicular, quarter the space.
Fragments of these early through-routes between Friar Street, Broad Street and the
Market Place are considered to have survived as part of the urban block today, in the
form of the Bristol and West Arcade.

Figure 3.1: John Speed’s Map of Reading, 1611 (locations of Nos.27 and 28, The
Coopers public house and No.32 Market Place circled)



3.3

34

Charles Tomkins’ map, published in 1802, shows that by the early-19t" century the
space within the urban block had been partially developed in a piecemeal manner, with
additional buildings behind the main building lines. The route between Friar Street and
Broad Street, through the urban block, is still discernible, and there also remains a
smaller passage in the general location of The Coopers public house, leading to a yard
space, and accessed only from Market Place.

Figure 3.2: Charles Tomkins’ Map of Reading, 1802

An engraving dated 1843 shows a view of the Market Place, looking north towards St
Laurence’s Church. Here, the timber-frame and oriel windows of Nos.27 and 28 are just
visible where the building line begins to curve round to Friar Street, and the taller
southern flank wall of No.26 Market Place is also extant. In the 1843 engraving, The
Coopers public house (though not yet in use as a public house) is arranged as three
properties (Nos.29-31) over three bays, and the List Entry also dates this short row to
the 17t century. The Coopers public house abuts the Trustees Savings Bank, dated by
the List Entry to the mid-19t" century, and this arrangement shows that No.32 Market
Place had not yet been constructed. A second photograph of 1860 shows that by this
date, No.32 was extant between Nos.29-31 and the Trustees Savings Bank. The
construction of No.32 necessitated the demolition of the southern-most bay of The
Coopers public house.



Figure 3.3: Engraving dated 1843 showing Nos.27 and 28 Market Place, and the
original three bays of The Coopers public house. No.32 Market Place is
not yet extant

Figure 3.4: Photograph dated 1860, showing No.32 (L), The Coopers public house (C)
and Nos.27 and 28 (R)
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3.6

3.7

The 1877 Ordnance Survey (OS) map shows in detail the building footprints for the
listed buildings at Nos.27 and 28, The Coopers public house, and No.32 Market Place.
Nos.27 and 28 are enclosed on three sides within the built form, and this is considered
unusual. Medieval plots are typically long and narrow, and this pattern of close-knit,
slim burgage plots is borne out by the rest of the building line to Friar Street and
Market Place. It is considered likely that at some unknown point, the rear portion of
Nos.27 and 28 was amalgamated into the ownership of The Coopers public house,
thereby producing the tangled layout of building footprints shown in the OS map.

The site of Nos.173-175 Friar Street is occupied by multiple different buildings,
including public houses and a hotel. The route of the passage between Friar Street and
Broad Street, through the urban block, appears to have been blocked by the built form
of the Corn Exchange and Market; however it is thought likely that because of the
public nature of these buildings, a through-route was probably maintained which is not
highlighted on this map. The narrow through-passage and yard space accessed from
the Market Place and seen in Tomkins’ 1802 map is still discernible in 1877, but has
also been amalgamated as part of the interior of The Coopers public house.

Figure 3.5: OS 1877 (Nos.27 and 28 marked in blue, Nos.29-31 in red and No.32
Market Place in yellow)

By the late-19™ century, the Goad Fire Insurance Map of 1895 shows that all the listed
buildings at the application site and its immediate vicinity were extant. The use of
colour coding in this map is particularly useful for identifying the location of the once-
open passageway within The Coopers public house, which runs between No.29 and
No.30 to the covered yard space within the urban block. The yellow colouring indicates
that this was ceiled with timber.



3.8

Figure 3.6: Goad’s Fire Insurance Map 1895

Comparison of the 1934 and 1957 OS maps shows that the site of Nos.173-175 Friar
Street was redeveloped with the existing buildings in the mid-20%" century, their new
frontages then awkwardly misaligned with the established building line.

Figure 3.7: OS maps of 1934 (L) and 1957 (R) with Nos.173-175 Friar Street rebuilt



3.9 The figure prepared by our team below helpfully sketches out the key phases in the
historical development of the different plots within the Site to provide a broad
overview of this evolution.

C|7+'L {ui“l\ l\*‘f'
clg-2o** ai"crakn-:}

MidCL0*

Figure 3.8: Figure 5.8 - Key building phases within the Site
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Heritage Significance and Setting

Introduction

4.1

4.2

4.3

4.4

4.5

The NPPF 2019 defines the significance of a heritage asset as:

“The value of a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset’s physical presence, but also from its
setting.”®

The NPPF defines the setting of a heritage asset as:

“The surroundings in which a heritage asset is experienced. Its extent is not fixed and
may change as the asset and its surroundings evolve. Elements of a setting may make a
positive or negative contribution to the significance of an asset, may affect the ability to
appreciate that significance or may be neutral.”?

Historic England has published general guidance with regard to the preparation of
statements of heritage significance, and how the proper analysis of the significance of
heritage assets should be used to inform an assessment of impacts on that significance
as a result of proposed change / application.°

Historic England also provides guidance®! in respect of the setting and views of heritage
assets, providing detail on understanding setting and views and the associated
assessment of the impact of any changes. This presents a series of attributes of a
setting which can be used to help assess its contribution to the significance of a
heritage asset. These can comprise the asset’s physical surroundings; the experience of
the asset; and the asset’s associative attributes.

Historic England has also has provided further guidance in the past for their staff (and
others) on their approach to making decisions and offering guidance about all aspects
of England’s historic environment.? This provides advice on how to assess the
contribution of elements of a heritage asset, or within its setting, to its significance in
terms of its “heritage values”. These include: evidential, historical, aesthetic and
communal. This supplements the established definitions of heritage significance and
special interest set out in founding legislation and more recent national planning policy
and guidance / advice.

8 MHCLG, National Planning Policy Framework (NPPF) 2019 — Annex 2: Glossary
° MHCLG, National Planning Policy Framework (NPPF) 2019 — Annex 2: Glossary

10 Historic England: Advice Note 12: Statements of Heritage Significance 2019
1 Historic England, Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage Assets, 2017 (2" Ed.)
12 English Heritage (now Historic England) Conservation Principles: Policies and Guidance, 2008



Conservation Areas

4.6

4.7

Conservation Areas are designated by virtue of their special architectural or historic
interest, the character and appearance of which it is desirable to preserve or enhance.

Guidance has been published in respect of conservation areas by Historic England, and
this provides a framework for the appraisal and assessment of the special interest and
significance of a conservation area.’®

Listed Buildings

4.8

4.9

Listed buildings are defined as designated heritage assets that hold architectural or
historic interest.

The principles of selection for listed buildings are published by the Department of
Culture, Media and Sport and supported by Historic England’s Listing Selection Guides
for each building type.1*

Non-designated heritage assets (locally listed buildings)

4.10

Whilst a building may not be considered to be of national interest, national advice
indicates that it may still carry a degree of heritage value to the community at a local
level. Historic England have published a good practice guide to local heritage listing in
England, which includes a commonly applied set of selection criteria used to assess the
suitability of heritage assets for local listing®>.

Assessment

4.11

4.12

4.13

The baseline analysis we have set out in Sections 2-4 of this report is proportionate to
the importance of both the surrounding conservation area and relevant listed
buildings; in terms of the contribution of the Site itself to that designated area or as
part of a shared townscape setting, respectively. These proportionate statements of
heritage significance are intended to provide a sufficient level of description to
understand the likely impacts of future change through the proposed development of
this new scheme on Site, given its nature and extent.

Our analysis has been undertaken on the basis of a review of existing published
information, and desktop archival / historical research, followed by on site survey. It
should also be noted that this baseline work builds on that previously prepared by our
team in 2017-18 as part of the early design process for the previous and now approved
2019 scheme. It is noted that photographs included in this section of the report date
from 2018.

It is recognised as part of this process of built heritage analysis that historical, functional
and or visual inter-relationships exist between a number of the identified heritage
assets, for example where a conservation area provides the key element of the setting
of a statutory listed building or buildings that contributes to their significance.

13 Historic England, Advice Note 1, Conservation Area Designation, Appraisal and Management. 2019 (2" Ed.)
14 DCMS. Principles of Selection for Designating Buildings, 2018

5 Historic England: Advice Note 7: Local Heritage Listing 2016



Market Place / London Street Conservation Area

Historical Development

4.14

4.15

4.16

The settlement of Reading was established at the lowest point of the River Kennet,
where it could be forded. The original crossing place was at today’s Bridge Street, and
here the roads from Oxford, Southampton, Bath and London converged. Reading’s
location on the Kennet, near its junction with the Thames, means that itisin a
favourable position for waterborne trade as well as passing traffic on the roads, and
the origins of the settlement are therefore probably commercial.X® The foundation of
Reading Abbey by Henry | also fostered the growth of the town. This was located in the
area of today’s Forbury, transferred to the Benedictine order in the mid-13% century,
and grew steadily so that my the mid-14™" century it had become one of the richest
abbeys in the country.' Its royal patronage made it one of the main pilgrimage sites in
England, and inevitably a population grew up around it which made a living from the
many people visiting the town. St Laurence’s Church, on the corner of Friar Street and
the Market Place, and very close to the former site of the Abbey, was built in the
Norman period to serve the population which established itself around the Abbey.

In its earliest years, the principal route through Reading followed Southampton Street,
Bridge Street and St Mary’s Butts in a north-south direction, past St Mary’s Church and
the original nucleus of the town. As the influence of the Abbey grew, the route along
London Street and Duke Street to the Market Place outside St Laurence Church became
more popular, and shifted the focus of the town eastwards. It is this 12 century route
which forms the back-bone of the Market Place / London Street Conservation Area.
Reading Abbey was largely destroyed during the Dissolution of the Monasteries, after
which its building materials were steadily quarried for reuse elsewhere in the town.
Despite the loss of this key draw to the town, Reading continued to thrive on a range of
trades and industries, including cloth and leather manufacture, and silk weaving.

As has already been touched on in Section 3, one of the first maps to show the town of
Reading in detail is John Speed’s Atlas of Great Britain, surveyed in 1611. This shows
that the settlement was arranged in a broadly triangular shape to either side of the
River Kennet. Friar Street formed one side of the triangle; with Southampton Street,
Bridge Street and St Mary’s Butts forming a second side, and London Street, Duke
Street and Market Place the third. A church is located at each apex: St Laurence’s, St
Mary’s and St Giles’. In Speed’s map, the buildings on the application site comprise
closely-packed individual houses, probably occupied by merchants or artisans. These
houses in the block form a square, and back onto an area of open ground which is
divided into various different plots.

16 A History of the County of Berkshire: Volume 3, ed. P H Ditchfield and William Page (London, 1923).

7 Historic England: The National Heritage List for England (website)



Figure 4.2: John Rocque’s Map of Reading, 1761 (north is to the right, application
site circled)



4.17

4.18

4.19

Rocque’s Map of Reading shows that the town remained contained within the
medieval, triangular street pattern well into the 18" century, though some additional
linear development had expanded westwards along Castle Hill and Bath Road, and
eastwards along London Road. Whilst the town itself remained relatively contained, its
role and reputation grew in importance when work began in the early-18™ century to
make the both the Rivers Kennet and Avon navigable. This encouraged further trade
and connection with Bath and Bristol in the west, and London in the east. Construction
began on a canal to connect the two rivers in 1894, and this was completed in 1810.
This created a continuous water bourn route between Bristol and London, passing
through Reading. This location on a key transport route from east to west caused
Reading to flourish as an important layover location for journeys on the waterway.

Both Charles Tomkins’ and Edward Weller’s maps of Reading, surveyed in 1802 and
1840 respectively, show the town in slightly more detail. To either side of London
Street, Duke Street and Market Place the town filled out over the early decades of the
19" century. The medieval linear development along the three main routes expanded
outwards with new streets and development, as a result of the improvements in
transport and infrastructure in the town, and its status on the key transport route of
the Kennet and Avon Canal. Tomkins’ map shows the Small Town Hall to the immediate
north of St Laurence’s Church, which was built in 1785.1%

Figure 4.3: Charles Tomkins’ (L) and Edward Weller’s maps of Reading

The Great Western Railway opened through the town in 1840, and as with the canal,
this catalysed further growth and expansion. Major industries now began to be
established in the town, including the biscuit manufacturers Huntley and Palmers,
which by 1900 was the largest biscuit manufacturer in the world and employed over
5,000 people in the town.

18 Historic England National Heritage List for England.



4.20 An early Ordnance Survey (OS) map of 1877 shows the extent of development in the
conservation area over the course of the 19™ century. The linear form of the medieval
route of London Street, Duke Street and Market Place remained clearly discernible,
along with the medieval narrow-fronted plots lining the streets. The most densely
developed area was north of the River Kennet, around the Market Place itself, and
along the 12 century routes of Broad Street and Minster Street, whilst to the south
there remained several areas of gardens, small orchards and open ground. Additional
streets had been laid with groups of terraced housing out to either side of the main
spinal route, and industrial uses were concentrated along the banks of the river.

Figure 4.4: Ordnance Survey (OS) map 1877 (with extracted inset for the application
site)

4.21 This is the first map to show the individual building plots within the building lines of
each street. The application site comprises several individual buildings on the site of
Nos.173-175 Friar Street, whilst the listed buildings at Nos.23-26 Market Place, Nos.27
and 28 Market Place, Nos.29-31 Market Place (The Coopers public house), No.32
Market Place, the Trustees Savings Bank and the entrance to the Corn Exchange are
also depicted. The Town Council Chamber and Offices were also extant, having been
completed in 1875. The adjacent, now listed, Concert Hall was added between 1879
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and 1882, whilst the Art Gallery and Museum were constructed in 1897. In A History of
the County of Berkshire, written in 1923, the town’s 19" century growth is described:

“Reading has grown very rapidly of late years; a great increase of population took place
at the end of the 19% century, when the nearer western suburbs were laid out, but in
1850 it was still a small and pretty town, whose wider streets and open green spaces
counteracted many of the evils of defective sanitation.”

By the mid-20™ century, the OS map of 1947 shows that Reading had grown to become
much denser and built-up, so that the early triangular street pattern had been both in-
filled and surrounded by further streets of housing and industry. However, the
medieval street pattern of London Street, Duke Street and Market Place remained,
with its fine-grained street pattern of narrow-fronted plots fronting the road.

Figure 4.5: OS map, 1947

In the late-20™ century a great deal of redevelopment occurred in the town, which
included the removal of parts of the historic core to construct modern office buildings
and shopping centres. Many buildings along the east side of the Market Place were
renewed, along with the buildings at the eastern end of Friar Street (including Nos.173-
175). Larger-scale redevelopment has occurred close to the Inner Distribution Road,
which was constructed between 1969 and the late-1980s. It is this road, more than
any other late-20™ century development, which has impacted upon the character of
the conservation area and the town as a whole. It now bisects the conservation area
just south of the river, and involved the demolition of a great deal of Reading’s historic
core and building stock.
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Figure 4.6: 0OS map 1980-88, showing the Inner Distribution Road bisecting the
conservation area



Character and Appearance

General Characteristics
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The scale of buildings in the conservation area varies between two, three and four
storeys, with only very few modern office developments reaching five storeys. The
predominant building material is brick, in a variety of colours and often stuccoed,
contributed principally by the historic 17", 18" and 19" century building stock that
said, there are some very few surviving examples of timber-frame construction at
Nos.27 and 28 Market Place, No.88 London Street and Nos.3 and 5 London Road. The
medieval churches of St Laurence and St Giles stand out in their use of flint, a
distinctive, vernacular building material. Twentieth century redevelopments
sometimes conform to the preponderance of brick construction, but in several places a
less-sympathetic material palette has been introduced, using concrete. Many more
recent buildings have paid little heed to their historic context in terms of scale,
materiality or detailed design.

Figure 4.7: A predominantly brick material palette is interspersed with some
surviving timber framed buildings, and modern concrete structures

Several buildings in the conservation area, particularly along London Street, have
retained 19" and early-20" century shopfronts which testify to the importance of this
route historically, as a main approach road to the town’s Market Place and principal
shopping area on Broad Street. The predominant use in the conservation area remains
commercial, though there is a small proportion of residential use to the upper levels of
buildings along the main route, and a more prevalent residential character to
secondary roads such as Church Street and South Street.

The bridge over the River Kennet on Duke Street creates a break in the building line
along the road which, coupled with the mature tree on the river bank, creates a
welcome hiatus to the densely-packed frontage. The river is an important feature of
the conservation area, where it reflects the motive for Reading’s original settlement in
this location. Aside from the open space created by the watercourse, the only other



open spaces in the conservation area are the graveyards of St Laurence’s Church, St
Giles’ Church and the Friends Meeting House on Church Street.

Figure 4.8: The graveyard of St Laurence’s Church is one of the few areas of open
green space in the conservation area

Area 1

4.27 The Market Place / London Street Conservation Area Appraisal divides the conservation
area into four different character areas.® The area of London Street to the south of
the Inner Distribution Road is identified as Area 1. This strongly linear route is very
broad, which creates long views up its length, taking in the buildings which line each
side. These building lines contain a mixture of architectural styles and ages, and
represent a broad cross section of individual plots dating from several centuries in the
development of the town. Some remain from the 16" and 17" phase in the
development of the town, whilst a greater number of 18" and 19 century elegant
houses have survived to reflect the popularity of this area as a fashionable part of
town.

Figure 4.9: London Street is a broad, strongly linear route, with a high number of
surviving historic buildings

» Reading Borough Council. Market Place / London Street Conservation Area Appraisal. 2007.
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Area 2

4.30

The majority of buildings fronting London Street are either listed, or identified in the
Conservation Area Appraisal as buildings of townscape merit, and this high
concentration of historic buildings contributes to a high-quality townscape with plenty
of visual interest. The historic buildings in this character area are interspersed with a
small amount of modern redevelopment; primarily focussed along East Street at the
eastern boundary of the conservation area, and to the north and south ends of London
Street. To the immediate south of the Inner Distribution Road, however, there is an
area of much larger-scale office redevelopment which does not reflect the finer
grained street scene on London Street to the south, and diminishes the historic
character of the area.

Historically, London Street was primarily residential in character and use, but overtime
commercial premises have occupied the majority of the buildings along this medieval
street, and it is now characterised by a preponderance of business and professional
uses. As one of the original principal routes through the town, it has also historically
been fairly wide. Today, modern alterations to the road to create bus stops and lay-by
parking have increased the vehicular traffic and dominance of the road way so that the
street’s character is much more emphatically urban than its provincial origins. The
route of the Inner Distribution Road across the north end of the character area severs
London Street from the town centre, and compromises the legibility of the road as a
key part of Reading’s medieval street pattern. The broad, open junction, the constant
high level of traffic and the noise associated with this major road also detract from the
overall historic appearance of the area.

The boundary of the conservation area and Area 1 extends westwards from London
Road, in a spit which encompasses Church Street and St Giles’ Church, thereby taking in
one of Reading’s three medieval churches. As one approaches eastwards along Church
Street, the spire of St Giles can be glimpsed, framed between two listed buildings.

Figure 4.10: Area 2 of the conservation area encompasses Church Street and St Giles’
Church, and is much more tranquil in character than the bustle of
London Road
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Area 3
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4.33
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Though modern development has encroached upon the historic character of this area,
the medieval church, along with other listed buildings and buildings of townscape
merit, and remnants of the historic floor scape, remain to reflect the role of this street
as part of the historic layout of the town. The narrow proportions of Church Street give
it the atmosphere of a town alley, and this reflects the tight knit layout which emerged
as the town grew. These enclosed proportions, together with a more residential
character and the green open space of St Giles’ Churchyard, contribute to a tranquil
atmosphere entered from the relative bustle of London Street.

The two lateral divisions of the River Kennet and the Inner Distribution Road make this
area the most disparate of the four character areas. Whilst the River Kennet creates a
welcome break and open space in the otherwise continuous building line, the Inner
Distribution Road is described by the Conservation Area Appraisal as:

“.. a wide, characterless dual-carriageway that completely disrupts the historic street
pattern and spoils the continuity of the Duke Street / London Street route to and from
the town centre.”?°

There is a close mix of old and new building stock here. Much the larger-scale, modern
development of the Oracle Shopping Centre and neighbouring office buildings are
located around the junction between Duke Street and the Inner Distribution Road, and
the Conservation Area Appraisal highlights that the high proportion of undistinguished
modern development dilutes the historic character of the area.

Figure 4.11: Unsympathetic, large-scale modern development dilutes the historic
architectural character of the conservation area

Nineteenth century commercial buildings are focussed around the crossroads at King’s
Road and Duke Street, which is a busy junction and a local landmark. Several historic
buildings nearby are notable; including Barclays Bank on King Street, of architectural
interest for its ornate Italian palazzo style, and The George Hotel, first mentioned in the
early-15%™ century, with the present building dating from the 17" or 18" century.

20 Reading Borough Council. Market Place / London Street Conservation Area Appraisal. 2007.



Area 4

Figure 4.12: View eastwards along Friar Street to the key landmark buildings of St
Laurence’s Church and the Town Hall

Figure 4.13: Views of the set piece of the Town Hall and St Laurence’s Church from
The Forbury, Friar Street and Blagrave Street
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The application site at Nos.173-175 Friar Street is located within Area 4, which
encompasses the Market Place and the environs of St Laurence’s Church and the Town
Hall complex. These are the key buildings of the conservation area as a whole, which as
a group constitute the defining architectural image of Reading. Key views of these
buildings are available from the surrounding streets, including Duke Street and Market
Place, Friar Street and Blagrave Street, and The Forbury. St Laurence’s Church and the
Town Hall complex overlook the Market Place and Town Hall Square, where a large
area has been pedestrianised. The lack of roads allows for a better appreciation of
these key buildings, where one is less-distracted from views across the open space by
vehicular traffic or noise. Good views of the church and Town Hall complex, and
particularly the deliberately-placed Clock Tower, are also available from further away
on Duke Street to the south and on Blagrave Street to the north.

-
-~

Figure 4.15: The buildings on the west side of the part-pedestrianised Market Place
date from the 17*-19'" centuries
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Figure 4.16: 18" and 19" century buildings on the south side of the Market Place

Visual interest and character is derived from the historic buildings which survive on the
corner of Friar Street and Market Place, including Nos.23-27, Nos.27 and 28, Nos.29
and 31, No.32, The Trustees Saving Bank, and the entrance to the Corn Exchange. On
the opposite side Nos.13-16 dates from the late-19%" century and is built in a
Renaissance palazzo style, whilst the listed buildings facing north on the lower side of
the triangular Market Place survive from the 18" century, and also contribute
positively to the remaining historic character in the area. The Simeon Obelisk in the
centre of the triangular Market Place, and the statue of Queen Victoria outside the
Town Hall, are also local features which enhance the conservation area and create a
distinctive sense of place.

Figure 4.17: Local details and features give the conservation area a sense of place



4.37  The Buildings of England volume for Berkshire describes the Market Place as “.. a
triangular space of no particular distinction”??, and it is considered that this verdict is a
result of the considerable building and infrastructure which occurred in the post-war
and late-20™ century period. For example, a photograph of ¢.1893 shows the view from
Friar Street, in front of the Town Hall, across to the St Laurence’s Church.

Figure 4.18: The high-quality 19*" century building on the site of No.173-175 Friar
Street was replaced in the 20" century by a new, bland and
undistinguished building

4.38 The building line on the south side of Friar Street is comprised of a four-storey, broad-
fronted 19" century commercial building, incorporating the entrance into a market
arcade. It is a building of great visual detail and interest, built in the Gothic style, and
the appearance of the brickwork indicates that it may have echoed the grey and red
colouring of the Town Hall, opposite. However, in the mid-20%" century either
immediately before or after the Second World War, this high-quality building was
demolished and replaced with the current, bland and undistinguished range at No.173-
175 Friar Street. This reconstruction also created an awkward kink in the formerly
smooth, curved building line.

Figure 4.19: The reconstruction at Nos.173-175 Friar Street has created an awkward
kick-out in the previously smooth, curved building line

2 Pevsner, N. The Buildings of England: Berkshire. Yale University Press 2002.
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Similarly, along the east side of the Market Place extensive bomb damage during the
Second World War necessitated the redevelopment of several sites. Instead of the fine-
grained building line packed with visual interest shown in a late-19" century
photograph, this building line is now comprised of several unsympathetic, Brutalist
structures which have significantly compromised the historic character and appearance
of this medieval space. The high level of vehicular traffic through the Market Place,
including numerous large buses, also detracts from the character of this key historic
space.

Figure 4.20: The historic character of the east side of Market Place was eroded
heavily in the post-war period

Though located very close to Broad Street, the principal shopping street in Reading, the
environs of the Market Place and Town Hall Square appear fairly worn out and under-
used. Many of the buildings are underused, whilst the condition of the public realm is
deteriorating. Just outside the boundary of the conservation area the vacant 20™
century buildings at No0.173-174 Friar Street presents an unkempt and run-down
appearance, directly overlooking the key space of the Town Hall Square.
Architecturally, this building also falls below the standard set by surrounding historic
buildings, and make at best a neutral contribution to the character and appearance of
this historic townscape.

Figure 4.21: No.173-175 Friar Street present an unkempt and run-down appearance,
directly overlooking the key space of the Town Hall Square



Summary of Significance
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Market Place / London Street Conservation Area principally derives its significance
from the principal spinal route running through Reading, made up of London Street,
Duke Street and Market Place. This constitutes one of the principal medieval approach
roads to the heart of old Reading. It leads directly to the historic core of the town,
which is focussed on the landmark space of the Market Place, and the key buildings of
St Laurence’s Church and the Town Hall complex. This grouping makes up the defining
image of Reading and its architecture. The ruins of Reading Abbey also remain to the
immediate east of St Laurence’s Church, and these also reflect the long role of this area
at the epicentre of Reading’s history and growth.

This strongly-linear conservation area contains some rare surviving timber-framed
buildings of the 16" and 17" centuries, as well as several good examples of the
Georgian townhouse typology in London Street, a great deal of 19" century
commercial architecture, and some considerable 20" century development. This broad
cross section of building ages and styles reflects the continuing importance of the route
over time, as well as the changing uses found along its length; the evolving tastes and
fashions in domestic and commercial architecture; and the social ambitions of the early
occupants.

Figure 4.22: The Town Hall and St Laurence’s Church dominate the open space, whilst
No0.175 within the Site (to the far right) is recessive within the street
scene and blends with the background architecture

Contribution of the Site

4.43

Aside from No0.175 Friar Street, all other buildings within the application Site are
statutorily listed, and these are considered to make a positive contribution to the
conservation area as a whole, in particular the street scene to Market Place; albeit they
are of different historic and architectural complexity and interest. The significance and
special interest of these listed buildings is assessed in the following part of this Section.
No.175 Friar Street is an unlisted building within the Site, which is identified in the
Conservation Area Appraisal as a “building of townscape merit”.?? These are defined as

2 Reading Borough Council. Market Place / London Street Conservation Area Appraisal. 2007.



buildings which make a positive contribution to the special interest of the conservation
area, and help to create the conservation area’s distinctive and interesting historic
townscape. In this part of the report, we assess objectively the contribution made by
the existing building to the character or appearance of the conservation area, based on
further research and also on-site analysis of the existing building within the wider
townscape.

Historical Background and Description

A

Figure 4.23: Photograph dated 1893, showing the previous buildings (former Bristol
and West Arcade) at Nos.173-4, and also No.175 Friar Street

Figure 4.24: No.172 Friar Street formed part of the same development as the now
replaced Nos.173-174 Friar Street, and was built to the same design



4.44

4.45

4.46

A photograph dated 1893 shows the building which previously stood on the site of
Nos.173-175 Friar Street. No.172 Friar Street, on the far-right of the photograph, was
also part of the site and built to the same design as Nos.173-177. This building survives
today, and gives a clear indication of how the building line would have looked.
Together, No0.172 and Nos.173-174 were arranged over three storeys, constructed in
red and grey brick to a Gothic-style design, with a taller element over the entrance to
the arcade. The material and colour palette, as well as the architectural style, would
have complemented strongly the design of the Town Hall, Offices and Clock Tower on
the opposite side of Town Hall Square. In the 1893 photograph, No.175 is a separate,
four storey building arranged over three bays.

This building layout of Nos.172, Nos.173-147, and No.175 is also shown in Goad's Fire
Insurance Map of 1895. Behind the street frontage, the buildings extended a long way
back into the urban block. The dark and light-pink colouring is indicative of building
height, marking the difference between built form over or under 30 feet in height,
whilst the arcade itself was covered in a glazed roof light.

Figure 4.25: Goad’s Fire Insurance Map 1895

Comparison of the OS maps from 1934 and 1957 shows that the 19t century Gothic-
style buildings at Nos.173-74, and No.175 Friar Street, depicted in the 1893 photograph
and Goad’s map, were demolished and replaced in the mid-20%" century. This may have
been as a result of the bomb damage sustained in the Market Place during the Second
World War, though neither desk-based nor archival research has revealed any further
information on this subject. When the plots were redeveloped, the frontages
misaligned with the previously established building line and this has created an
awkward crimp in the curve from Friar Street to Market Place.



4.47

Figure 4.26: OS maps of 1934 (L) and 1957 (R) with Nos.173-175 Friar Street rebuilt

The mid-20"" century buildings at Nos.173-174 and No.175 Friar Street retained the
plot division of the previous buildings on the site, and were designed as separate
entities. Nos.173-4 is located outside the boundary of the conservation area, but as
part of its immediate setting it is considered that the limited quality of its architectural
design, its low level of usage, and its deteriorating condition, means that it makes at
best only a neutral contribution to the significance of the conservation area as part of
its setting.

Figure 4.27: The mid-20" century building at No.175 is misaligned with the long-
established building line to Friar Street and Market Place
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No.175 Friar Street itself is a four storey building, arranged over three bays, and
constructed primarily of red brick. It is a 20'" century interpretation of the Victorian /
Edwardian townhouse or commercial building, and utilises Classically-derived details in
the street elevation. The ground floor frontage is clad in stone to emulate the typical
historic townhouse/commercial office style. The first floor windows also have stone
surrounds, with a balcony and a broken pediment to the central opening. This detailing
is intended to emphasise the status of the first floor within the traditional hierarchy of
levels within the building. The upper windows are smaller, and again this is a visual
expression of the lower-status of these floor levels as part of the hierarchy within. A
broad stone entablature terminates the elevation at roof level.

Figure 4.28: The rear elevations of the Site buildings are not visible from the public
realm

The rear elevation of No.175 Friar Street is entirely enclosed within the urban block,
and is not visible from the public realm. This side of the building is clad in light-
coloured brick, which is no longer manufactured due to its poor weathering qualities.
Its hidden location also means that it has not been designed with any particular
attention to detail or quality.

Assessment of Contribution

4.50

This assessment uses a checklist to identify elements which may contribute to the
special interest and significance of the Market Place / London Street Conservation
Area. This methodology is in accordance with the key guidance document published by
Historic England: Advice Note 1 Conservation Area Designation, Appraisal and
Management dating from 2019 (2" Edition).? This states that:

“A positive response to one or more of the following [questions] may indicate that a
particular element within a conservation area makes a positive contribution, provided
that its historic form and values have not been eroded.”

2 Historic England. Advice Note 1 - Conservation Area Designation, Appraisal and Management, 2019 (2" Edition).



4,51 Our objective assessment against these twelve questions or criteria is set out below:

Table4.1:  Assessment of Contribution to Significance (No.175 Friar Street)

Criterion / Question

Is it the work of a particular
architect or designer of
regional or local note?

Response

No

Commentary

Archival research has not attributed the building
to an architect or designer of regional or local
note.

Does it have landmark
quality?

No

Although No.175 Friar Street overlooks an
important civic open space, the two landmark
buildings of the Town Hall and St Laurence’s
Church dominate this space visually, whilst other
buildings simply blend as part of the established
street pattern of the surrounding area. The front
elevation of No.175 Friar Street is misaligned with
the curve of the junction between Friar Street and
Market Place, so that it appears to be setinto a
corner. The current building line is a post-war
creation and uncomfortable break in the historic
street scene and definition, which sets this
building further back relative to the street
elevation of the neighbouring 23-26 Market Place.
This causes No.175 to appear recessive within the
street scene, so that it is easily overlooked.

The building does not occupy a prominent position
within the townscape but is integrated within the
It does not have landmark quality in terms of its
use, scale, form, architectural design and or
materials within the conservation area. Instead, it
is overshadowed by the adjacent No.23-26 Market
Place, as well as the broad frontage of Nos.173-
175.

Does it reflect a substantial
number of other elements in
the conservation area in age,
style, materials, form or other
characteristics?

Yes, to
some
degree

Broadly No.175 Friar Street reflects a number of
features of other buildings within the conservation
area and around the Town Hall Square, in terms of
its existing external appearance. Its narrow street
frontage reflects the original layout of domestic
and commercial burgage plots along the historic
Friar Street and Market Place. Across Town Hall
Square the building on the corner of Friar Street
and Blagrave Street appears to be a similarly-aged
late Victorian or early-20%™ century commercial
building. The materials of No0.175 are part of the
wider palette of brick and stone, whilst the
Classically-derived proportions and details of the
principal elevation are common architectural




features of Market Place / London Street
Conservation Area.

Though the building does embody these
characteristics of Market Place / London Street
Conservation Area., it is considered that it is only a
very modest example of the variety of the built
form which forms its special interest.

Does it relate to adjacent No
designated heritage assets in

age, materials or in any other
historically significant way?

No.175 Friar Street is located directly adjacent to
Nos.23-26 Market Place, which are grade Il listed.
Whilst No.175 does relate to the listed buildings in
terms of scale, form, massing and broad
(Classically-influenced) architectural style, it is
clearly of a different age to these early-19t"
century buildings. What is more, the limited
architectural interest of No.175 diminishes its
contribution to the significance of the listed
building.

Does it contribute positively to No
the setting of adjacent
designated heritage assets?

No.175 blends with the street scene on Friar
Street, forming part of the architectural backdrop
of the wider urban setting of adjacent / nearby
listed buildings. It is important to note that
because of the curve of the building line around to
Market Place, and also because the rebuilt No.175
is awkwardly set back from the historic building
line, Nos.23-26 and No.175 are not easily
appreciable in a single view: when standing in
front of Nos.23-26, No.175 is hidden. Meanwhile,
when viewing No.175, only the flank elevation and
the first bays of No.23-26 are visible. As a result,
the contribution of No.175 to the setting of the
listed building is diminished.

There are several other listed buildings near to
No0.175 Friar Street. The significance of these listed
buildings, and the contribution of the application
site to that significance, will be assessed in
subsequent sections of this report. In summary,
these assessments conclude that No.175 Friar
Street is a mid-20" century building which forms a
non-descript part of the architectural backdrop
around the Market Place and Town Hall Square.
Its recent construction date and limited
architectural value means that its contribution to
the significance of other nearby listed buildings, as
a part of their setting, is neutral.

Does it contribute to the No
quality of recognisable spaces
including exteriors or open

Town Hall Square is a key historic and civic space
within the conservation area Reading more widely.
The landmark buildings of the Town Hall and St




spaces with a complex of
public buildings?

Laurence’s Church are the principal buildings
within this space. They are also the key buildings
of the conservation area as a whole, and
constitute the defining architectural image of
Reading. No.175 Friar Street also overlooks the
square, but simply forms part of the background
architecture of the space, which is varied in both
age and quality. It is considered that No.175 as a
modern building of limited architectural quality or
interest, which replaced an earlier higher-quality
building, makes at best only a neutral contribution
to the quality of the civic space. The misalighment
of the historic building line following the post-war
rebuilding of this plot also diminishes from the
enclosure and quality of this townscape space.

Is it associated with a No
designed landscape, e.g. a
significant wall, terracing or a
garden building?

No0.175 Friar Street is not associated with a
designed landscape or other landscape feature.

Does it individually, or as part Yes, to
of a group, illustrate the some
development of the degree
settlement in which it stands?

All buildings by their very nature illustrate to some
degree the historical development of a settlement
during the period of their construction or later
alteration. The plot at No.175 Friar Street is
associated with the early development of Reading
in the medieval period, as it addresses one of the
first, and principal, streets of the town. The
current building is a mid-20™ century replacement
of an earlier, higher-quality building. This in some
way illustrates the multiple phases of
redevelopment that Reading, and in particular the
area around St Laurence’s Church, has
experienced over time. However this post-war
rebuilding of the plot has not added particularly
positively to the quality or character of this
townscape, and has also resulted in an awkward
building line to the square.

The Market Place / London Street Conservation
Area Appraisal identifies No.175 as a building of
townscape merit. However, whilst the buildings on
Market Place and elsewhere around Town Hall
Square and on Friar Street do have an historic,
traditional character which contributes positively
to the understanding of the evolution of the
townscape in the vicinity, the much younger age
and limited architectural quality of No.175 means
that its intrinsic contribution is at best only




neutral. It represents a much less important phase
in the historical development of this area.

Does it have significant No
historic association with

features such as the historic

road layout, burgage plots, a
town park or a landscape
feature?

The curved junction of Friar Street and Market
Place is ancient, and development has evolved
continuously along its length for several centuries.
There have been at least two buildings previously
constructed on the plot at No.175; but in all
likelihood there may have been others here during
medieval and early-modern times, which are not
precisely recorded. The existing building is part of
a post-war redevelopment, and although its shape
has been defined by this much earlier street
pattern there are no significant historic
associations with the road or square layout.

As previously described, the reformed building line
of No.175 Friar Street of the post-war period is
misaligned with the longer established curve of
the junction between Friar Street and Market
Place. This creates an awkward crimp in the street
frontage, where No.175 is set back further than
the early-19"" century buildings at Nos.23-26
Market Place. This has compromised the
appreciation of the ancient street layout, and also
diminishes the character of the enclosure and
definition of the important open space of Town
Hall Square. This townscape feature detracts
rather than contributes to the historic street
pattern of this area.

Does it have historic No
associations with local people
or past events?

Archival research has not identified that the
building has historic associations with people or
past events of local interest that contribute to the
special interest of the conservation area.

Does it reflect the traditional No
functional character or former
uses in the area?

No.175 Friar Street reflects the wider
characteristics of Market Place / London Road
Conservation Area in terms of its narrow street
frontage, which reflects the original layout of
mixed domestic and commercial plots along the
principal streets of the town. The ground floor
shop frontage, now boarded up and very
unsightly, highlights the historic use of the area as
an active commercial zone at the heart of Reading,
very close to the landmark buildings of St
Laurence’s Church, Reading Abbey and, latterly,
the Town Hall, Concert Hall, Art Gallery and
Museum.




Does its use contribute to the No The building is currently vacant, and this makes no
character or appearance of contribution to the character of the conservation
the area? area. Instead, the building appears lifeless and

inactive, whilst the boarded up street frontage is
particularly unattractive. This condition
exacerbates the already fairly worn out and under-
used environs of the Market Place and Town Hall
Square.

Summary

4.52

4.53

This assessment of the contribution of the site at No.175 Friar Street, using the
framework of Historic England’s revised checklist of questions / criteria, provides a very
low number of positive responses, and also identifies some detracting townscape
features of this postwar rebuilt plot. This indicates that the contribution of the existing
building to the special interest and significance of the Market Place / London Road
Conservation Area as a whole is very limited.

The Council has specifically identified this as a “building of townscape merit” in their
adopted Appraisal document, which indicates a positive contribution to the character
and appearance of the area. However, our objective re-assessment clearly sets out that
any such contribution is much more limited, particularly in light of the low architectural
and historic interest of this very modest Neo-Georgian style building dating from the
mid-20™" century, and also its awkward alignment within the earlier established street
scene of the square. In summary, this is not a building that contributes positively to the
special interest or character and appearance of the conservation area as a whole.
Rather No.175 Friar Street has at best a neutral presence within the street scene.



Listed Building: Nos.27-28 Market Place

Architectural Interest

454 The timber-framed mixed commercial and residential building at Nos.27 and 28 Market
Place was built in the early-17t" century, but may retain fabric from an earlier building
on the site. The building is a good example of the vernacular tradition of timber box
framing; the most widespread form of timber framing in England.?* The 18 century
shopfront with pilasters to either side of the windows, and the upper floors with
impressive oriel windows, presents a striking elevation to the Market Place which
reflects its history as a fairly high-status merchant’s townhouse.

Figure 4.29: Nos.27-28 Market Place

4.55  This principal elevation has undergone some alteration in the late-19" or early-20%"
century. A photograph of 1860, and a line drawing of 1885, both show the house with
timber-framed casement windows with square lights. By 1915 another photograph
shows that these had been replaced with the existing fixed windows. Whilst the timber
frame would originally have been infilled with lime render, the age of the existing
roughcast is unclear. It may be a product of the late-19" or early-20™ century, when
techniques like pebble dashing and roughcast render became more popular as a
method of building maintenance. However, overall the external appearance of the
building appears well-preserved.

24 Historic England. Listing Selection Guide, Domestic 1: Vernacular Houses
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Figure 4.31: Photograph of 1915 and drawing of 1925 showing replacement windows

The roof of Nos.27-28 is clad in red clay tiles, with crested ridge tiles at the pitch and
two dormer windows in the front slope. Though the roof tiles are likely to be a
Victorian or later replacement of the original covering, the roof form is considered to
be intact. The 1860 photograph, above, shows a broad chimney slab to the rear with a
row of chimney pots; however, as found today this appears to have been rebuilt, and
the chimney pots lost. The roof structure was not inspected internally. The rear and
flank elevations of the building are entirely enclosed within the building line and urban
block.
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Figure 4.32: The roof forms of Nos.27-28 Market Place

Internally, Nos.27 and 28 Market Place is a single room in depth. As described in
Section 3, this is considered unusual. Medieval plots are typically long and narrow, and
this pattern of close-knit, slim burgage plots is borne out by the rest of the building line
to Friar Street and Market Place. It is considered likely that originally, the building
would have been two rooms in depth with a central chimney stack. However, at an
unknown point, the rear portion of Nos.27 and 28 was amalgamated into the
ownership of The Coopers public house. Neither desk-based nor archival research has
established a specific date for this change of ownership, but assessment of the fabric
within The Coopers public house, which comes later in this section, indicates that it
probably occurred in the early-19t century.

Figure 4.33: Estimated original footprint of Nos.27-28 (blue line). The rear room has
now been absorbed as part of The Coopers public house

Throughout the interior of the building, surface-level refurbishment has been carried
out to replace doors and floor surfaces, and to repaint walls and ceilings. A single
staircase runs from basement to third floor level, and is located in the rear north
corner of the building. Whilst the staircase itself is modern, its proportions and its
position in the rear corner against the party wall indicate that its location is likely to be
original.
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Figure 4.34: A single, narrow staircase runs throughout the building

At basement level, a thick timber beam runs laterally across the ceiling in the main
room, and is part of the original building structure. The fireplace in the centre of the
room is made of timber, to a very simple design, with dark red tiles in the cheek plates
indicative of a late-19" or early-20™ century date. The single-room floor plan extends
forwards of the building line at this level, to a vault space at a lower level beneath the
Market Place. This generous space is indicative of the building’s early commercial use,
and would have provided storage facilities for both the business premises at ground
floor, and possibly for the household above. It may be that the street vault is a remnant
of an earlier building on this site, re-used as part of the redevelopment. Other than
these features, there is very little surviving at this level which is of historic or
architectural interest.

The building’s commercial premises would originally have been located at the ground
floor, and this would therefore have been an important space within the building,
where everyday business and trade would have been carried out. As at basement level,
an original timber beam runs laterally across the ceiling. The shallow depth of the
building, combined with the broad, glazed frontage means that this is a very bright
space, appropriate for use as a shop or other business premises.

Figure 4.35: Timber beam and fireplace at basement level



Figure 4.36: Vault space under the street at basement level reflects the building’s
historic use as commercial premises

Figure 4.37: Ground floor shop frontage

4.61 The first floor level would historically have had high-status in the hierarchy of floor
levels across the building, possibly used for more private or administrative business
functions, or as the principle living accommaodation. Externally, the striking oriel
windows and projecting jetty articulate this status. Internally, the breadth of the
windows and the moulded strips on the ceiling are used to express the importance of
this level. Ceiling ornament, even in more modest houses, was becoming common by
the early-17t" century when this house was built, and often took the form of grid-like
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coffering.?® This feature is considered to be historic, if not original, and contributes to
an understanding of the building as a good-quality merchant’s house. The timber
ceiling joists are exposed within this room, and some historic cornicing survives whilst
openings in the wall show that the lath and plaster structure is also still extant.

Figure 4.38: Views of the room at first floor level

At second floor level the floor plan has been more heavily partitioned, though desk-
based and archival research has not revealed a date for these alterations. There are
two rooms at this level, each with a window overlooking the street, along with some
further divisions to create cupboard space. Again, the beams of the timber frame are
exposed though, interestingly, at this level they lie flush with the ceiling rather than
standing proud from the surface as seen on the lower three levels. There is also a
small, carved console bracket against the rear wall in the larger of the two rooms. The
fireplace surround is designed Edwardian style, and though its age is uncertain it is
considered that this and the other surviving fireplaces in the building date from the
late-19"" or early-20™ century phase of the building’s occupation.

2 Ed. Calloway, S. The Elements of Style: An Encyclopedia of Domestic Architectural Detail. Octopus Publishing Group Limited.

1991.



4.63

4.64

Figure 4.39: Views at second floor level

The uppermost floor of the building is within the roof space, and the proportions of the
staircase are particularly small when ascending to this level. Its modest surface
treatment and mean proportions clearly express the low status of this floor, relative to
the size and proportions of rooms below, and this is a characteristic typical of historic
domestic buildings. The simple, small timber fire surround is also testament to this
status.

Figure 4.40: Smaller proportions and modest features express the lower status of this
upper floor level within the hierarchy of levels through the house

The floor structure is exposed, and the sawn floorboards are not considered to be of
any great age. The principle rafters and purlins of the roof structure are also exposed
here, along with braces between the roof and floor.
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Figure 4.41: The rafters and purlins of the roof structure are exposed at third floor

Overall, Nos.27 and 28 Market Place retains a great deal of original or historic fabric in
its structure, though the loss of the rear room to The Coopers public house has
compromised significantly the understanding of its original form and function as a
mixed commercial and residential building. Some interior features and decoration
remain to reflect past phases of occupation in the building, though modern
refurbishments have diminished the historic character and appearance of the interior.

Historic Interest

4.66

The listed building is of historic interest as an example of an early-17*" century
townhouse, the timber-framed construction of which is representative of an important
vernacular building tradition in England. It represents an early phase in the
development of the Market Place, and the vernacular style of architecture which once
prevailed in the town. Nos.27 and 28 also constitutes one of the oldest surviving
buildings in Reading, having survived the wide-spread phase of replacement in the 19t
and 20™ centuries. Its original mixed commercial and residential use reflects the role of
the Market Place as the historic core of Reading, where the key commercial and
business activities were concentrated.
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Figure 4.42: No.27-28 form part of the commercial building stock on the Market
Place, where the key commercial activity in Reading was concentrated
historically
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Externally, the principal elevation appears to have survived relatively intact; however,
internally the plan form of the house has been heavily compromised by the loss of the
rear room to the neighbouring building. Interior décor and features also date from
later periods of refurbishment, probably from the Edwardian period and certainly from
the late-20™ century use of the building as a martial arts centre. That said, the
hierarchy of floor levels through the building does remain legible, to illustrate the
traditional layout of domestic properties of this age.

Group Value

4.68

There is a key associative relationship between Nos.27 and 28 and the historic
buildings around the Market Place, including Nos.23-26 Market Place, The Coopers
public house, No.32 Market Place, the Corn Exchange Arcade Entrance, and other
historic and listed buildings on the south and east sides of the open space. Together,
these buildings create a varied and interesting frontage to the Market Place, and
enhance the appreciation of the area as an historically important place for commerce
in the town. The listed building also forms part of the appropriate historic backdrop to
the key landmark buildings of the Town Hall and St Laurence’s Church.

Summary of Significance

4.69

4.70

Nos.27-28 Market Place is representative of a strong tradition of timber-framed
vernacular architecture in England, which has survived later phases of urban
redevelopment in Reading, and changes in architectural fashion more widely. Though
the footprint of the building has been truncated, there remains some legibility of the
historic hierarchy of floor levels which is traditional to this type of domestic
architecture. Whilst much of the older interior decorative scheme has been lost, the
grid moulding to the ceiling at first floor level is considered to be original, or an early
part of the décor. Surviving elements of an Edwardian scheme of decoration also make
a valid contribution to the building’s special interest. Conversely, more recent
refurbishments are poor quality, and detract from its historic character and special
interest. Nos.27-28 also derive special interest as part of the group of historic buildings
around the Market Place.

Is has been described that the remainder of the Site (Nos.172-175 Friar Street), which
largely falls outside the boundary of the conservation area and does not incorporate
listed buildings, comprises post-war buildings and other structural elements of limited
architectural and historic interest. They are elements of immediate setting of this listed
building that do not contribute positively to its significance.



Listed Building: The former Coopers Public House (Nos.29-31 Market Place)

Architectural Interest

4.71  Like Nos.27 and 28 Market Place, The Coopers public house was also built in the 17t
century, and may retain fabric from an earlier building on the site. As found today, the
principal elevation of The Coopers public house has a stuccoed, rusticated street
frontage with a central entrance and shop-like windows to either side. The central
entrance is set within an elaborate, Georgian-style doorcase. Above, the first and
second floors are clad in false exposed timber framing, whilst at attic level two hipped
dormer windows sit above a modillion cornice.

Figure 4.43: The former Coopers public house

4.72  Photographs of the building from the 19™ century show that originally it was plainly
rendered. The render was intended to hide the structural timber framing, which had
begun to go out of fashion from the late-17" century. The amalgam of traditional
timber construction with Classically-influenced architectural details is of interest,
where it shows the diminishing quality and popularity of timber framed construction
from the 17" century, and the growing fashion for Classical motifs such as the
windows, rusticated street frontage and modillion cornice. In this way, the Coopers
public house represents the interface between established construction methods of
the 17™ century and older, and the changing tastes in architectural fashions over the
late-17™" and early-18™" centuries.
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Figure 4.44: Photographs of 1845 and 1860, showing The Coopers public house with
plain render to the street elevation

These photographs also show that the ground floor street frontage has previously been
divided into two or more different premises. Street directories for several decades also
identify that The Coopers public house was occupied by multiple different businesses
and residents, including Cooper’s wine and spirit merchants. Street directories from
several different decades also identify these multiple different uses at ground floor,
whilst the upper levels were probably in use as accommodation for multiple people or
families.
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Figure 4.45: Clockwise from top-left: street directories of 1884, 1900, 1928, and 1954

Further photographs from the early-20%" century show that The Coopers public house
was re-fronted with the artificial timbering between 1915 and 1939, at which date the
sash-and case windows were also replaced with casements. These photographs also
show that the building was altered at this time to create hipped roofs to the two
dormers on the front pitch, and it is thought likely that the whole roof would have
been recovered at this date. This reversion back to a timber-framed appearance is
interesting where again, the changing architectural tastes and fashions at the time are
reflected.
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Figure 4.46: Photographs of 1915 (L) and 1939 (R) showing false timbering added to
the front elevation, and the sash windows replaced with casements

A further phase of alteration occurred in the post-war period, to the ground floor
elevation. In 1955, a photograph shows that the street frontage was divided into two
premises; one with rusticated stucco, and the other with a substantial timber fascia
and framing. By 1969, a photograph shows the building largely as it is found today: a
unified ground floor frontage, fully-covered in rusticated stucco, with new southern
window and a central, neo-Georgian doorcase around the internalised passageway.
These later changes seen in 1969 probably took place as part of the building’s
conversion into single use as a public house, and a street directory confirms that this
new use had been established by 1976.

Figure 4.47: Photographs of 1955 (L) and 1969 (R) showing the building frontage
altered a second time, and the Georgian-style doorcase added

29/30 Coopers Wine Bar PH

Figure 4.48: Street directories of 1954 and 1976, showing the building converted to
use as a public house

———
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This series of historic photographs shows that much of the principal elevation is now a
product of 20" century alterations to add false timbering, replace or alter the upper
storey windows, and remodel the ground floor frontage. Whilst the false timbering of
the upper storeys is clearly a later addition of little historical or architectural value, the
doorcase and windows do appear deceptively old. The photographs above confirm that
despite appearances, the central doorcase and southern-most ground floor window
are products of the late-20™" century, and are therefore of lesser importance as part of
the building’s special interest.

Figure 4.49: The central doorcase windows are products of the late-20%" century

Behind the street elevation, the form and footprint of The Coopers public house is a
complex amalgam of different elements. Overall, the rear portions and roof form of the
building comprise the timber-framed 17" century core fronting the street and
projecting into the rear of the plot; together with 19t century phases of alteration to
internalise the passageway and yard space, at which time the weatherboarding was
probably added; and 20™ century rear extensions to the ground and first floor, possibly
as part of the conversion to a public house.

The historic box timber framing is visible to the back of the range fronting the street,
where there is also a single brick chimney stack. A long wing projects back into the plot,
and the structural timber-framing is also visible here, variously infilled with plaster and
brick nogging. The southern (flank) elevation of this large rear wing is completely
concealed behind a brick retaining wall, which was built when the original third bay of
The Coopers public house was demolished to make way for the construction of No.32
Market Place between 1842 and 1860. This retaining wall incorporates a chimney
stack, which likely replaced a previous stack in this location.

The red tiled roof covering to these two elements is well-weathered but is not
considered to be of any great age. As previously noted, comparison of the photographs
from 1915 and 1939 shows that the building was altered to create hipped roofs to the
two dormers on the front pitch, and it is thought likely that the whole roof was
recovered at this date.
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Figure 4.50: Rear elevation and roof form of The Coopers public house

-

Figure 4.51: The long rear range has exposed timber-framing, and a brick retaining
wall where the original third bay was demolished ¢.1842 and 1860

4.80 Some external elevations to the rear of the building are covered in weatherboarding,
with a further few areas of cement render. The fine, ‘Y’-shaped Gothic-style tracery of
two arched windows to the corridor at first floor level is suggestive of an early-19%"
century phase of alteration to the building, whilst elsewhere the rear of the building
incorporates a range of window ages, from historic sash and case windows, to modern,
poor quality casement frames.
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Figure 4.52: Areas of exposed timber-framing, weatherboarding and cement render

To the immediate north of the timber-framed rear wing, what was originally and open
passageway leading to an open yard is now internalised as part of the building. This
former yard area is now covered with a modern pitched lantern, of limited quality and
diminishing condition.

Figure 4.53: Modern, poor quality roof lantern over the historic rear yard

Adjacent and to the rear of the modern lantern, there is a group of more recent
additions to the historic portions of The Coopers public house. This comprises two flat-
roofed ground floor elements, and a box-like first floor element with a pitched roof.
The external brickwork of these elements, combined with the appearance of the



internal décor (to be discussed further on) is suggestive of a mid- or late-20™" century
construction date; possibly between 1962 and 1976 when the building was converted
to use as a public house.

Figure 4.54: Modern additions / replacements to the historic building

4.83  Finally, there is another pitched roof form over the small room behind Nos.27 and 28
Market Place (originally part of that listed building).This is thought to be of the 17t
century in structure (contemporary with the listed building), though the clay tiles are
20" century replacements and the rear elevation has been rendered with cement.

Figure 4.55: Pitched roof form over the northern-most room in the building

4.84 Internally, the roof structure of the 17" century core of The Coopers public house is
completely exposed at attic level. A great many of the joists appear to be original,
though there are several areas where timbers have been replaced or supplemented
with new.
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Figure 4.56: The roof structure of the 17* century core is exposed at attic level, and
appears to be relatively intact

Internally, the basement level is accessed via a straight flight of stairs in the centre of
the ground floor plan form. Though the stair flight has been altered with a modern
tread surface, it is considered that its main structure and location is original.

Figure 4.57: Staircase to basement level

Prior to the internalisation of the central passageway at street level, the basement stair
would probably have been accessed internally from No.29, and from across the
passageway by Nos.30 and 31 via a door opening in the internal flank wall. Though the
access was shared, it is considered likely that the basement itself was also divided
between the two premises above, and the plan form allows for this arrangement. At
the bottom of the stairs one can turn either left or right, and there are two rooms to
either side, connected at the front of the building by an arched passage. In the 20®"
century, a further room at basement level was added to the rear of the northern two
rooms to create the plan form and phasing found today.
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Figure 4.59: Four rooms under the historic portion of the building are connected by
passageways at the front and back of the house

4.87 The site of The Coopers arms has likely been occupied by multiple different buildings
over time. Though the majority of the building dates from the 17" century (with later
alterations and additions), at basement level fragments of plan form and construction
materials indicate that elements of an older building have been incorporated into the
existing structure. For example, to the front of the building there are numerous
alcoves which project a small way under the street, and this is considered to be typical
of medieval and Jacobean commercial buildings, where basements, or undercrofts,
were used for the storage of stock and other possessions. There is a section of rubble
and flint walling to the rear wall of the south-west room at this level which is
suggestive of a pre-existing earlier structure on the site, whilst areas of 16™ and 17"
century brickwork repairs also indicate a pre-existing phase of construction. Thick
layers of modern paint obstruct further investigation of the construction of other walls
at this level, but it is considered likely that at basement level, this building has
incorporated elements of an older structure in its form and fabric.
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Figure 4.60: Street alcoves and some wall fabric indicate the incorporation of an
older building at basement level

There is a substantial timber beam at this level which is very likely to be original to the
17t century, whilst some exposed timber ceiling joists are sawn, with steel supporting
beams, and therefore are likely to be more recent replacements of the floor structure
above.

Figure 4.61: Historic and more recent timbers at ceiling level

Above, the ground floor of this building would originally have been used as two
commercial premises (No.29, and No.30 and 31), divided by the external passageway
leading to an open yard. Its role as the principal place of business and commerce would
have made this an important and high-status floor level within the building, and this
status would likely have been accompanied by appropriate decoration. The historic
division into two shops survived until the post-war period, but between 1955 and 1962
the ground floor frontage was remodelled into a single premises, and the internal
space was converted to single use as a public house. As part of this the layout and
décor at this level was substantially remodelled.

As previously described, the rear room of the neighbouring Nos.27 and 28 Market
Place was incorporated as part of this building at an unknown date, but prior to 1877
when the OS map shows the footprint of the public house incorporating this space. The
passageway and yard were internalised in the 19" century, whilst extensions to the
rear were constructed in the mid- or late-20™" century.
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Figure 4.62: Phases of construction and alteration at ground floor level

491  Archival research has not revealed any material to inform an understanding of the
original plan form of the building; however, The Coopers public house was built on an
already-established street, which was laid out in typically narrow, thin medieval
burgage plots. The form of the southern premises at this level remains correspondingly
long and narrow, though the location of any historic lateral partitioning to create
separate rooms in this part of the building is unknown. Today, heavy modern
partitioning towards the rear of the plot to create WCs has compromised this legibility
on site.
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Figure 4.63: The characteristically medieval proportions of the southern premises are
discernible in plan drawings, but modern partitioning has compromised
legibility on site

Figure 4.64: The southern portion of the building retains its historic long, thin
proportions to the front of the building
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This southern room contains several elements of timber décor including half-height
panelling and a moulded cornice with a grape motif. None of this is considered to be
historic, but simply a modern decorative scheme installed as part of the conversion to
single use as a public house, and intended to look antique to fit in with the historic
character of the building as a whole. The one element which does appear to be of
some age is a carved timber door which provides access to the basement. The List
Entry identifies that this is probably reused from another 16 or 17 century house?,
whilst an archaeological report submitted as part of a previous application for Listed
Building Consent in 2008% speculates that it might have been taken from one of the
many historic buildings which were demolished in Market Place during the post-war
period, and inserted as part of the pub conversion, to enhance the historic character of
the décor.

Figure 4.65: Much of the decorative detail in this room is modern, although a door to
the cellar appears to be reused from a 16'" or 17*" century house

The spine walls dividing the north and south premises, and the central passageway,
have been opened up to create lateral access through the building, and this has
compromised the legibility of the form of the previously-external passageway, and the
understanding of the ground floor as two formerly-separate spaces. As found today,
the historic plan form of the northern premises, the route of the passageway, and its
connection to the covered yard have also been compromised and obstructed by the
large central bar, which was installed between 1962 and 1976, when the building was
converted to a public house.

A timber beam runs across the front of the property, a short way back from the early-
19 century window. It is thought that this may represent the original location of the
ground floor frontage, indicating that originally, the upper storeys of the building were
jettied. This would be in keeping with the timber-framed construction and is a common
feature of 17" century buildings, as displayed by the neighbouring Nos.27 and 28. As
part of the changing tastes and fashions in architecture during the late-17*" and 18"
centuries, it may be that the street frontage was pushed forwards to remove the

26 Historic England. The National Heritage List for England (website)

27 Application Number 080843. Buildings Archaeology Report for Brook Henderson Estates Ltd, August 2007.



unfashionable jetty, leaving behind this fragmentary timber. Further behind the front
window there is a second beam at ceiling level, with some carving along its edge. This
simple decorative detail is indicative of the status of this floor level in the building,
which would have been the principal space for everyday business and trade.

Figure 4.66: Lateral openings in the spine walls have compromised the legibility of
the two separate premises with a central passageway at ground floor

Figure 4.67: The modern bar in the centre of the floor plan compromises the plan
form of the northern premises (L) and central passageway (R)
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T
Figure 4.68: Ceiling timbers towards the front of the building are suggestive of its
original form and appearance, and reflect the past status of this floor

The bar at ground floor level itself is a modern installation, again built of dark timber in
order to blend with the antique-style effect of the pub décor. Above this central
feature, the historic timber ceiling beams are exposed, though the spaces between
appear to have undergone some alteration to fit down-lighters.

Figure 4.69: The central bar and ceiling over at ground floor level

Opposite the bar, there is a small lounge space on the north side of the building which
formerly would have belonged to Nos.27 and 28 Market Place, but which was
incorporated into this building at some point prior to 1877, and probably in the early-
19% century. The walls of this area are almost completely panelled, and there is a large
strapwork overmantel on the far wall.

The List Entry identifies the overmantel but provides no further insight into its origins.
Again, an archaeological report submitted as part of a previous application for Listed
Building Consent in 2008%8 speculates that both the panelling and overmantel were
taken from an historic building elsewhere, and inserted in this location as part of the
pub conversion to create a traditional, historic ambience and character. This report
contains a further assessment of the overmantel by Victor Chinnery Early Furniture and
Decoration Advisory and Consultancy Services, which states:

“The overmantel area is the most notable feature, being a 19" century assembly

28 Application Number 080843. Buildings Archaeology Report for Brook Henderson Estates Ltd, August 2007.



incorporating a mixture of early 17" century fragments from disparate and unidentified
sources ...

As such, the overmantel is a typical product of Victorian antiquarian interest, though it
was clearly not composed for the present context as it is significantly too large to
function as an overmantel in such a small space. The area beneath is covered by a
modern panel painted with a false fireplace, and (without removing the panel) it is not
clear whether a real fireplace exists in this area ...

The rest of the 17" century plan panelling now covering these three walls is of equally
disparate origins, being composed of sheets of plain panels, each held within a range of
moulded frameworks of differing patterns and proportions ...

The whole scheme appears to have been brought together fairly recently.”?

Figure 4.70: Lounge space opposite the bar

4.98 To the rear of the ground floor level beyond the bar, it appears that some demolition
of the historic building has taken place to open up the space and connect the historic
building into the mid- to late-20™" century extensions. Timber and modern brick pillars
now support the rear wall of the historic building. The modern space has very high
ceilings, with dark timber moulded cornices intended to be in keeping the antique-style
décor at the rest of this level. High on the inner wall windows look onto the central
covered yard area, whilst there is a large opening into this space at ground level.

2 Victor Chinnery Early Furniture and Decoration Advisory and Consultancy Services. Report on The Coopers Arms. November
2006.
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Figure 4.71: Some demolition of the historic rear elevation has occurred to open up
the space to the modern rear extensions

The 20™ century extensions wrap around two sides of the former yard area, whilst the
timber frame of the 17 century rear range forms the southern wall of this space. This
timber framed wall has been extended westwards using brick and weather boarding in
order to support the roof structure above, and a door inserted at ground level. A 20t
century sash window has been inserted into the timber framing, along with two other
door openings. That at the ground floor may be of some age, but the frame of the door
opening at first floor indicates that it is a more recent alteration. The glazed roof
lantern assists in the appreciation of this space as a formerly-external yard, however,
its relationship with the former passageway connecting to it from the street has been
compromised by the insertion of a partition which now completely blocks this route
through the building.
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Figure 4.72: The covered yard area, enclosed on two sides by the historic building,
and on two sides by modern additions

At the very rear of the building at this level, the modern extension contains the kitchen
which served the building when in use as a public house. There is nothing in this area
which is of any architectural or historic interest.

Figure 4.73: Former kitchen area in the modern rear extension at ground floor

In summary, at ground floor level the plan form and interior décor has been heavily
altered in the 20™ century, as part of the building’s conversion to single use as a public
house, and the historic layout is now very difficult to discern. Much of the interior
décor is modern, whilst more historic elements are considered to be disparate
accumulations from other locations, reused in this building either as part of the 19"
century penchant for antique features, or the 20 century attempt to create a
traditional, nostalgic interior design scheme. Whilst these features contribute in a small
way to the historic and architectural interest of the building through their age and
aesthetic value, this contribution is diminished by their unknown providence.

Now moving upwards through the building. The first floor level would historically have
comprised residential accommodation, either as a single or multiple dwellings. If in use
as a single dwelling, the first floor would have had high-status within the hierarchy of
floor levels through the building, and would have been used as the main living space,
with bedrooms above. As found today, the building has undergone significant phases
of alteration and addition in the early-19t" and 20*" centuries, which have added to its
plan form. The 17%" century core remains, fronting the street and with a large range
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projecting back into the plot, whilst an early-19" century corridor has been added to
provide access to the northern 17" century room; an acquisition from the
neighbouring Nos.27 and 28 Market Place. To the rear, the modern extensions create
further space at this level.
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Figure 4.74: Phases of construction and alteration at first floor level

A staircase at the front of the house, entered from the street, provides access to the
first floor. With no archival material to indicate the original layout of the building and
the locations of stair access, it is difficult to establish whether the location of this
staircase is original. It may be that the original stair access to the first floor was
demolished along with the third bay of the building in the mid-19t" century, to make
way for No.32 Market Place. The current stair at the front of the building may have
been installed as a replacement; however, access from the street to a staircase located
against the party wall is not an unusual layout for urban, mixed commercial and
residential buildings.

Figure 4.75: Staircase at the front of the building, accessed via a separate entrance

There are two rooms to the front of the house, and a third large room to the rear, all
within the original 17*" century building. The rooms to the front of the house occupy a
single bay each, with two windows in each room overlooking the street. As previously
described, these windows are replacements of the early-20™ century. The proportions
of these two rooms are considered to be fairly intact, where they occupy the full width
of each bay, and also the depth of the 17™ century building range fronting the street.
The original central timber beams are visible in the ceilings of both rooms at the front
of the building, whilst the crude panelling in the southern room, and the corbelled
fireplace in the northern room are both suggestive of an early-19t" century phase of



refurbishment. Both rooms retain thick historic floor boards, though their straight,
sawn appearance indicates that they are not original, though their thickness does give
the impression of some age. The doors and doorcases in these rooms, and elsewhere
at this level, are also historic and can likely be attributed to the early-19*" century.

Figure 4.76: Two rooms to the front of the building at first floor level retain their
original proportions

4.105 The large room in the rear 17%" century range is also considered to be intact in its
proportions, and has also received alterations, probably of the early-19%" century, to
insert a sash window in the northern wall, create built-in shelving to the right of the
fireplace, and insert a modest fire surround. Again, the floor boards are of some age,
though their sawn appearance indicates that they are not original.

Figure 4.77: Large room in the 17" century rear range, with early-19'" century décor
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There is a space beyond this rear room which is not accessible at this level, but only via
a step ladder from the second floor. It is considered that this space would originally
have been accessed from the first floor, but was sealed off at a later date; possibly as
part of arrangements of the multiple occupancy of the upper floors of the building. The
door opening into the void under the glazed lantern is puzzling, as there is no evidence,
in the fabric or in archival records, that the former yard space was ever ceiled between
ground and first floors.

-

Figure 4.78: A space to the back of the rear range is sealed off at first floor level, and
only accessible via a step ladder from the second floor

A second staircase, located behind the bar and above the staircase to the basement,
provides access to the first floor. This is a later insertion, which has simple square
balusters with a spiral newel post that date stylistically to the early-19t" century,
indicating that it is part of a phase of alteration contemporary with the interior décor
features seen in the 17" century rooms at this level. Externally, the sloped roof over
the staircase is visible within a central external space. The central staircase gains
access to a corridor at first floor level. Like the staircase, the arched Gothic-style
windows in this corridor date it to the early-19'" century. This corridor provides access
to the room at the rear of Nos.27 and 28, suggesting that it transferred ownership from
that building to The Coopers public house in the early-19t" century.
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Figure 4.79: Staircase in the centre of the building

Figure 4.80: A corridor was added in the early-19*" century to the back of the 17t
century range fronting the street, to provide access to the newly-
acquired room at first floor level

4.108 A section of the floor has been removed in the 17*" century northern-most room,

creating an opening into the bar / lounge area below. Given the appearance of the
balustrade in front of the void, this fabric removal was likely executed as part of the
late-20™" century conversion to a public house. Two other sides of the void are
partitioned using broad timber planks.
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Figure 4.81: A section of the floor was removed in the late-20*" century

Within the room itself, a great deal of the structural fabric is exposed. Historic floor
boards have survived, along with original floor and ceiling joists, and laths to the walls.
The thickness and irregularity of the laths is indicative of great age, and it is considered
likely that large parts of the structure in this room are original.

Figure 4.82: Large parts of the structure in this 17" century room are likely original

Against the outer wall there is a modest fireplace. This is a later insertion, made once
the room was incorporated as part of The Coopers public house in the early-19t
century. When part of Nos.27 and 28 Market Place, the fireplace would likely have
been located within the substantial chimney breast between the front and rear rooms.
A staircase was also installed in this room following its amalgamation into the building,
to provide access to the second floor. Again, this may have been carried out as part of



alterations to the building to accommodate multiple residential occupation on the
upper floors.

Figure 4.83: The 17*" century northern room incorporates a fireplace and stair

4.111 Turning the corner of the early-19'" century corridor, a short flight of modern steps
lead up into the mid- or late-20%" century rear additions to the building. These
extensions wrap around the side and rear of the building, and contain ancillary storage,
bathroom and utility functions, as well as a straight flight of stairs to the covered yard
area at ground floor level. There is nothing in these rooms which is of architectural or
historic interest, and the 20" century extensions make no contribution to the
significance of the listed building.

Figure 4.84: The ancillary rooms within the 20'" century extensions

4.112 From the first floor level, access to the second and third floor levels is gained via a
framed newel stair. The narrow proportions of this feature, as well as the closed string
form and the style of the newel posts, pendants and turned balusters, are all typical of
a 17" century staircase. This feature is therefore considered to be original. It is
currently concealed by a 20™" century partition at first floor, but would originally have



been open to the hallway. There is no evidence that the staircase would have
descended to the ground floor, as the first newel post shows no scarring, or other sign
of having been curtailed. An attractive, subtle detail is that the diamond shape of the
newel posts is echoed in the shape of the stairwell.

Figure 4.85: The framed newel stair is typical of 17t" century style, and extends
between the first and third floors of the building

4.113 At second floor level, the building comprises the 17" century core of the front range to
the street, and the rear range projecting back from the building line. As at first floor, an
early-19t century corridor connects this portion to the 17" century room incorporated
from the neighbouring Nos.27 and 28 Market Place, whilst a further addition of the
mid- or late-20™ century extends to the rear, accessed by a short flight of steps.



Figure 4.86: Phases of construction and alteration at second floor level

4.114 To the front of the house, the southern-most bay is divided into two rooms, accessed
via a short hallway. The hall and room partitions are constructed of brick, and probably
date from a later phase of plan form rearrangement at this level of the building. A
single room occupies the northern bay, and whilst the early-19t" century corridor may
have curtailed some of its original depth, it is considered that the proportions of this
space remain relatively intact. The fireplace in the southern room has a plain surround
with corner roundels; a design typical of the early-19t" century and appropriate for the
more modest upper floor level. The floor boards in these rooms are fairly wide, but are
straight sawn indicating that they are later replacements of the original timber. In the
southern most room, the ceiling structure is exposed close to the window, showing
that modern timbers have been inserted fairly recently to replace failed beams.

%

Figure 4.87: Three rooms at the front of the house (second floor)



Figure 4.88: Exposed ceiling joists in the southern room show that some of this
structure has been replaced with modern timbers

4.115 The rooms in the 17" century range are considered to be intact in proportion, with a
single partition dividing the space into a large and small room. The exposed timber
ceiling beams join in the middle of the ceiling of the larger room, whilst areas of the
lath and plaster sub structure are also visible. The partition wall is also constructed of
timber framing and lath and plaster, the thickness and irregularity of which indicates
that it is of considerable age. The far wall of the smaller, end room is constructed of
brick between the timber wall posts, and this structure is very probably original.

Figure 4.89: Two rooms in the rear 17" century range at second floor level

4.116 As at first floor level, a corridor added in the early 19t century leads to the 17" century
room which formerly belonged to Nos.27 and 28 Market Place. The peculiar kinked
shape of the hallway is considered to be a later alteration to its form, possibly done to
enlarge slightly the front room. The minimal thickness of the hall partition and the
appearance of the tongue and groove panelling give the appearance of a 20" century



addition. The treatment of this partition continues around the hall corner to where the
20™ century rear extension begins.

Figure 4.90: 20" century alterations to the early-19*" century corridor at second floor

4.117 Inthe 17" century northern room, the timber-framed structure of the building is
completely exposed, revealing that the southern wall to the corridor has been
completely rebuilt with sawn timbers. This may have occurred as part of a 19" century
phase of alteration in the building, but equally could also be attributed to the
substantial changes which occurred in the 20™ century. Archival investigation and
research of the planning history has not revealed any further information to establish
the providence of these works. Several ceiling joists have also been replaced, and the
appearance of these beams and joints is more certainly modern. Elsewhere, the 17"
century timber structure remains, along with posts that currently support the ceiling
beams, indicating that some repair and strengthening may be needed here.

Figure 4.91: Views of the 17*" century northern room at second floor level



4.118 As in the same room at first floor level, a small fireplace has been installed against the

4.119

outer wall, and this is considered to date from the early-19™" century when the room
was incorporated as part of The Coopers public house. A step ladder provides access to
the third floor.

As at first floor level, a short flight of modern steps again lead up into the mid or late-
20%™ century rear addition to the building. At this level, the extension contains bath and
utility rooms. Unusually, an exposed area of the ceiling structure shows that lath and
plaster was used in the construction of this extension. By the 20™" century this building
technique was not in common use, and it may be that it was used in this case in an
attempt to make the new addition sympathetic to the old building. Despite this small
peculiarity, there is nothing here which is of architectural or historic interest, and the
20t century extension make no contribution to the significance of the listed building.
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Figure 4.92: Later 20*" century addition at second floor level




Figure 4.93: Bath and utility rooms in the modern rear extension

4.120 The third floor or attic of The Coopers public house comprises the original 17" century
fabric of the range fronting the street, and the wing which projects into the rear of the
building plot. The very modest proportions of the spaces at this level are testament to
its relatively low status in the hierarchy of floors within the building.

Figure 4.94: Phases of construction and alteration at third floor level

4121 At this level the wall surfaces and lath substructure have been very largely removed, so
that only the structural timbers remain along with some fragmentary plaster wall
finishes, and an area of modern tiling in one of the rooms. The majority of the timbers
are original, though there are some substantial areas of replacement. Wall posts have
been inserted to divide the space into three rooms, and there are two rooms at the
front of the house to each side of a central landing space, and also two spaces
occupying the whole of the rear range. These later divisions may have replaced original
partitions in the same location, but appear to be of fairly poor quality, and rapidly
executed. Archival research has not revealed any information regarding the original or
historic plan form at this level; however, the layout of two rooms at the front of the
house, and also two spaces occupying the whole of the rear range, is very similar to
that seen on the lower two floors, and so is likely to be historic, if not original.



Figure 4.95: At third floor level the structural timbers are completely exposed, and
comprise original 17" century beams as well as areas of replacement

Figure 4.96: There are two rooms to the front of the house, and two in the rear range

Historic Interest

4.122 The Coopers public house is of historic interest as an example of a 17*" century mixed
commercial and residential building, the timber-framed construction of which is
representative of an important vernacular building tradition in England. It represents
an early phase in the development of the Market Place, and the vernacular style of
architecture which once prevailed in the town. At the same time, the amalgam of
traditional timber construction with Classically-influenced architectural detailing on the
front elevation is of historic interest where it reflects the changing fashions in
architectural style during the 17" century, and the interface of old construction
methods with new aesthetic tastes during the period. In a similar vein, the reversion
back to a timber-framed appearance in the early-20™" century is also of historic interest
where it again represents changing preferences in building design at the time.

4.123 The building is also important for having survived the widespread phases of
redevelopment and replacement that occurred in the Market Place and across Reading
during the 19" and 20" centuries, making it one of the oldest buildings in the town. Its
original mixed commercial and residential use reflects the role of the Market Place as
the historic core of Reading, where the key commercial and business activities were
concentrated.



Group Value

4.124

There is a key associative relationship between The Coopers public house and the
historic buildings around the Market Place, including Nos.23-26, Nos.27 and 28, and
No.32 Market Place, the Corn Exchange Arcade Entrance, and other historic and listed
buildings on the south and east sides of the open space. Together, these buildings
create a varied and interesting frontage to the Market Place, and enhance the
appreciation of the area as an historically important place for commerce in the town.
The listed building also forms part of the appropriate historic backdrop to the key
landmark buildings of the Town Hall and St Laurence’s Church.

Summary of Significance

4.125

4.126

4.127

The Coopers public house is representative of a strong tradition of timber-framed
vernacular architecture in England, which has survived later phases of urban
redevelopment in Reading, and changes in architectural fashion more widely. Though a
great deal of internal and external alteration has occurred, particularly in the mid- to
late-20™ century, the building retains a great deal of its original and historic structural
fabric, along with key internal features such as the 17™ century staircase. As a public
house and former coaching inn this building also represents an important part of the
historical development and past commercial uses of this important town within
Berkshire.

Phases of change have altered the building incrementally over time, in particular during
the early- and mid-19" century and the mid- to late-20" century. Some alterations of
the early-19*" century, including the additional staircase and upper level corridor, have
however added to the building’s interest to some degree. The demolition of one of the
original three bays of the building in the mid-19" century, and also part amalgamation
with the former rear of No.27 Market Place and the enclosure of the historic
passageway and open yard at the heart of the plan, has compromised somewhat the
legibility of its original form and internal layout. Several quite radical 20" century
alterations and additions to the building, both external and internal, have resulted in
the loss of substantial historic fabric and features, and serve to confuse our
understanding and appreciation of the earlier form.

The other listed buildings within the Site make a positive contribution to the
significance of this building through shared group value and as part of the historical
and architectural interest of this part of the town centre. The remainder of the Site
(Nos.172-175 Friar Street) comprises post-war buildings and other structural elements
of much more limited architectural and historic interest. They are elements of the
immediate setting of this listed building that do not contribute positively to its
significance, or are neutral.



Listed Building: No.32 Market Place

Group Value

4.128 No.32 Market Place was constructed between 1842 and 1860. It is a four storey (with
basement), fully stuccoed building, and designed in a familiar Classically-influenced
style for mixed commercial and residential use. Prior to its construction in the mid-19%"
this plot formed part of the earlier Coppers Arms public house and once coaching inn.

4.129 The List Entry states that it was included on the statutory list of buildings of
architectural and historic interest for “group value only”*°. There is a key associative
relationship between No.32 Market Place and the historic buildings around the Market
Place, including Nos.23-26 and Nos.27 and 28 Market Place, The Coopers public house,
the Corn Exchange Arcade Entrance, and other historic and listed buildings around the
open space. Together, these buildings create a varied and interesting frontage to the
Market Place, and enhance the appreciation of the area as an important place for
commerce in the town. The building also forms part of the appropriate historic
backdrop to the key landmark buildings of the Town Hall and St Laurence’s Church.

Figure 4.97: No.32 is listed for group value, and it forms a part of the historic building
group around the Market Place

Architectural Interest

4.130 The listed building is an example of the familiar Classically-influenced, mixed
commercial and residential architecture which developed in Reading over the 19t
century. The front fagcade of the building remains broadly intact, though the keystone
detail over the upper storey windows, which is present in early photographs and
appears until the mid-1960s, is no longer extant. The photographs also show that the
window frames have been replaced, altering the former four-pane sashes to a six-over-
six design. The ground floor shopfront is an installation of the 20™ century, though the
moulded fascia and cornice appear to be historic, and are depicted in the relevant
figure.

30 Historic England: The National Heritage List for England



Figure 4.99: The front elevation as photographed in 1860 and also post-war

4.131 The rear elevation is very modest in its design and use of materials, relative to the
principal street frontage. This reflects the traditional hierarchy between the higher
status public frontage, and the less important backs of this sort of commercial /
residential building. The rear elevation is three bays in width, with a single storey
ground floor portion extending further into the rear of the plot. The window openings
have more recent single-pane sashes which detract from the historic character of the
building elevation. An accumulation of alterations, including modern rainwater goods,
new and blocked openings, and the addition of a brick flue, have cluttered the
elevation and also diminished the quality of its appearance.
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Figure 4.100: Rear elevation of No.32 Market Place

The butterfly roof form of the tall portion of the building has survived, along with three
chimney stacks and their chimney pots. The rear projection at ground floor level is
original to the building, but the existing flat roof covering is original, and unsightly air
conditioning units have also been installed in this location, diminishing further the
historic character and appearance.

Figure 4.101: Roof forms at No.32 Market Place

Internally, the basement of No.32 is accessed via a straight flight of stairs set against
the northern party wall, towards the centre of the building. Though this is a modern
stair, it is considered likely that the location is original as it is typical of buildings of this
age and type. Also at basement level, the original 19" century brickwork remains, with
a modern painted finish, and modern strip lighting and other electrical fittings. Given
the thickness of the partition walls it is considered that the existing layout is original to
the building, comprising a stair hall, two rooms (one large, one narrow) at the front,
and two further large rooms at the centre and rear. This floor level is very functional
and plain, with little else in terms of architectural detail to contribute to the special
interest of the building.



Figure 4.102: Stair between the ground floor and basement
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Figure 4.103: Rooms at basement level are very plain, unadorned with any detail
of architectural or historic



4.134 Above, the ground floor of the building has most recently been in use as a bank /
building society; a use established since the mid-1950s, as evidenced by the street
directories included above. In relation to the use as a bank / building society and the
associated need for enhanced security, the staircase between the ground and upper
floors of the building has been completely removed at this level, so that there is now
no internal access to the first floor and above. This removal of a key feature of the
building has damaged the legibility of its original and historic layout, and its past
circulation patterns. The basement and ground floors are completely cut off from the
rest of the building, so that the traditional relationship and hierarchy between floor
levels is compromised. The original plan form at ground floor level is no longer legible
as all historic partitions have been removed, and new light-weight divisions inserted as
part of the modern bank premises. The historic interior has also been entirely
removed, and replaced with modern fittings which make no contribution to the special
interest of the listed building.

Figure 4.104:  No historic interior fabric remains at ground floor level

4.135 The upper floors of No.32 Market place are now accessed via a doorway in the rear
elevation at first floor level. Here, the traditional two-room layout is still broadly
legible; however modern partitions to create a landing cupboard have encroached
upon the proportions of the rear room, whilst glazed partitioning in the front room has
also compromised the form of this space. A second doorway between the front room
and landing has also been opened up through the lateral wall. Despite these modern
interventions, some original decorative fabric and features survive at this level,
including moulded skirting and cornicing, and fireplaces in each room.



Figure 4.105: Modern partitioning has compromised the traditional two-room
floor plan at first floor level

Figure 4.106: Some original decorative fabric and features survive, including the
fireplaces in each room

4.136 The location of the first flight of steps between the ground and first floor has been
ceiled over and the area blocked by a landing cupboard. Though the cupboard must be
non-original, the doors do appear to be of some age and may have been relocated here
from elsewhere in the building; possibly the ground floor. The style of the remaining
flights of stairs is in keeping with the age and style of this building, and is considered to
be original.

Figure 4.107: The main staircase between first and third floor level is original



4.137
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Beyond the ground and first floor in buildings such as this, the plan form is typically
more heavily partitioned; into three or four rooms. It is considered that the existing
layout of two principal rooms to the front and rear, with additional smaller rooms at
the front of the house, is original. As at ground floor, some historic decorative fabric
also survives at this level including dado rails, skirting and fireplaces.

Figure 4.108: The historic layout of two principal rooms, with two additional
smaller spaces survives at second floor level

Figure 4.109: Some original decorative fabric and features also survive

The plan form at third floor level is almost identical to that on the floor below, with a
large room at the front and rear, with a further small lobby and kitchen area at the
front. Whilst the surface decorative treatment at this level is modern, the skirting,
doors, door surrounds and fireplaces are considered to survive from the mid-19®"
century construction of the building.



Figure 4.110: The historic layout of two principal rooms, with two additional
smaller spaces survives at third floor level

Figure 4.111: Some original decorative fabric and features also survive



Historic Interest

4.139 This listed building helps to illustrate the role of the Market Place as the focal point for
commercial activity in the town over several centuries. It also helps to illustrate the
early- to mid-19" century phase in the commercial development of Reading, as the
town increased rapidly in population.
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Figure 4.112: No0.32 as part of the Market Place in 1904
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Figure 4.113:  Street directories of 1900, 1954 and 1976 showing No.32 Market
Place in different commercial uses

Summary of Significance

4.140 No.32 Market Place is significant as an example of mid-19*" century commercial and
residential architecture, which illustrates the growth in commerce and wealth in
Reading during the early to mid-19*" century period. The Classically-influenced
decorative architecture of the building also illustrates the social and business
aspirations of its owners, as well as the broader ambitions of 19* century Reading in
creating a prosperous commercial town. Importantly, the List Entry for this building
identifies that it was included on the statutory list for “group value only”. This indicates
that the special interest is primarily invested in the external street frontage to Market
Square, rather than any internal elements, and as part of the wider street scene. The
other listed buildings within the Site make a positive contribution to the significance of
this building through this shared group value. The remainder of the Site (Nos.172-175
Friar Street), however, comprises post-war buildings and other structural elements of
very limited architectural and historic interest with little legible connection within
these historic buildings. This part of the Site is an element of the immediate setting of
this listed building that does not contribute positively to its significance, or is neutral.



Listed Building (Grade I): St Laurence’s Church

Architectural Interest

4.141 St Laurence’s Church was founded in the 12% century, and originally the outer gate of
Reading Abbey was attached to the southern flank wall. It is constructed of flint with
stone quoins and other detailing, and a red tile roof. Parts of its structure, including the
quoins and a small window in the nave, are 12% century fabric, whilst much of the
building dates from a phase of rebuilding in 1522. Interior features such as the pulpit
and organ case date from the mid-18™ century, whilst the List Entry makes reference to
“excessive restorations of 1867”31

Figure 4.114: John Speed’s map of Reading, 1611, showing St Laurence’s Church on
the edge of the abbey precinct

Figure 4.115: St Laurence’s Church, as found today

31 Historic England: The National Heritage List for England (website)



4.142 Though the church underwent “excessive restorations of 1867”, elements of fabric

from the 12"-18™ centuries remain. The remnants of building fabric from different
phases of the church’s development reflect its long history as part of Reading, and at
the centre of social, cultural and religious life in the town over several centuries.

Historic Interest
4.143 St Laurence’s Church is of historic interest as one of the longest-standing buildings in

Reading, and has been a prominent visual landmark in views along Friar Street, Market
Place and Duke Street for all of its history. The building displays multiple phases of
change and development in its physical fabric from the 12" century onwards, and is an
important physical record and expression of the long use of this site as a Christian place
of worship. The List Entry states:

“The principal interest of this church is that it was built at the Abbey gate. The circa
1200 work may possibly be in connection with the foundation of St John’s Hospice.”*?

4.144 The church therefore also derives historic interest from its possible relationship to the

12" century foundation of this institution. It also represents the last intact building
related to Reading Abbey and its precinct immediately to the east of the building.

Summary of Significance
4.145 St Laurence’s Church is of significance as a long-standing feature of Reading, and an

Setting

important element of the town’s historic core. It is of architectural interest as a place
of worship which multiple phases of construction and rebuilding, as well as high-quality
interior features such as the benches and pulpit. These multiple phases record the past
and continuing importance of its use as a place of Christian worship. The wider historic
urban townscape emphasises its role at the centre of social, cultural and religious life in
Reading over several centuries.

4.146 The Setting of St Laurence’s Church comprises the townscape area of the surrounding

4.147

Market Place / London Street Conservation Area; the character and appearance of
which is described in this report. The church overlooks the open spaces of Town Hall
Square and Market Place, as part of an urban townscape diverse in terms of the ages,
types, and architectural styles of its buildings. Whilst the individual buildings around
the church have been altered and added to over time, the overall layout of the street
pattern on Friar Street and Market Place has not altered significantly.

The tower of St Laurence’s is visible over fairly long distances in the surrounding area,
with the longest views gained from Friar Street, Duke Street, Market Place and the
Forbury. This visibility is an expression of its historically important role within the
community as a place of worship, and has made it a local landmark in the area. The
church is located in the midst of a varied townscape of historic and more recent
residential and commercial buildings, some of which are now listed. The church forms a
key part of the historic townscape in one of the oldest parts of Reading, and there is a
key associative relationship between it and the nearby historic buildings, where the
church would have been the primary place of worship for past residents of the area, as
well as passing merchants and worshippers in the town. There is also a key visual
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relationship between the Market Place and the church, where it stands sentinel over a
key area of civic open space. Again this visual prominence emphasises the building’s
importance at the centre of social, cultural and religious life in Reading over several
centuries. Mid-20™" century buildings on Friar Street and the east side of the Market
Place have encroached upon the historic character of the Town Hall Square and Market
Place.

Figure 4.116: The church is a local landmark and which can be seen in long views
from the surround area

Contribution of the Site

4.148 As part of the wider historic townscape of this part of the town centre, the listed
buildings on the Site contribute to an understanding of the role and significance of St
Laurence’s Church as the primary place of worship for past residents of the area.
Conversely, Nos.172-175 Friar Street within the Site are mid-20"" century buildings
which form a non-descript part of the architectural backdrop to the church. Their
recent construction date and limited architectural value means that their contribution
to the significance of the church as part of its setting is at best neutral.



Listed Building (Grade 11*): Town Hall Chamber and Offices and Clock Tower

Architectural Interest

4.150 The Town Hall Chamber, Offices and Clock Tower were designed in the French Gothic
style by Sir Alfred Waterhouse, and built between 1872 and 1875. The building is
constructed of red and grey brick with terracotta ornaments, and is arranged over
three storeys, with a curved frontage to Town Hall Square. The Town Hall is a good
example of ambitious late-Victorian civic design which is richly detailed and
ornamented, and draws upon French and Gothic architectural influences. The building
is of an imposing civic scale, with a striking roofscape that culminates in the landmark
clock tower.

Figure 4.117: View of Town Hall Chamber, Offices and Clock Tower

Figure 4.118: The Town Hall has an imposing civic scale and a striking roof form,
and is particularly visible from Friar Street and Market Place



Historic Interest

4.151 The Town Hall derives historic interest as a physical reminder of the civic pride
associated with the 19" century success and expansion of Reading. The continued civic
use of the property as a concert hall and museum enhances this historic value. The
Town Hall also illustrates the broader national trend in the growth of local government
and civic pride in late 19%" century Britain. Finally, the building is associated with the
renowned architect, Sir Alfred Waterhouse.

Figure 4.119: lllustration of the Town Hall and neighbouring church from the
Supplement to the lllustrated London News, July 8th 1882. This scene is
consistently replicated in photographs and illustrations of Reading

Summary of Significance

4.152 The Town Hall is of significance as a high-quality example of ambitious late-Victorian
municipal architecture, which acts as a tangible reminder of the pride and ambition of
Reading’s population and local government in the 19% century.

Setting

4.153 The setting of the Town Hall again comprises the surrounding Market Place / London
Street Conservation Area. The Town Hall, and its tower in particular, were located in
order to terminate the views from Friar Street and Market Place. The resultant visibility
is an expression of its historically important role within the community as the focus of
municipal government, and has made it a local landmark in the area. The location of
the Town Hall, standing over a key area of civic open space, emphasises its importance
at the centre of local governance in the town. Together, the Town Hall and
neighbouring St Laurence’s Church constitute the defining architectural image of
Reading.

4,154 The Town Hall Square, in front of the building, is an area of open space with a civic
character which reflects that of the listed building, and contributes positively to its
significance. Similarly, the adjacent Market Place with its surviving historic buildings,
reinforces the importance of this location as a long-established focal point of civic
activity and commerce in Reading.



Contribution of the Site

4,155 The listed buildings on the Market Place, including those within the Site, illustrate the
connection between the town’s commerce and its civic pride, and this enhances the
significance of the listed building as part of the wider historic townscape of Reading.
The remainder of the Site (Nos.172-175 Friar Street) are mid-20%" century buildings
which in contrast form a rather non-descript part of the architectural backdrop to the
Town Hall complex. Their more recent construction date and limited architectural and
historic interest means that their contribution to the significance of the Town Hall as
part of its setting is only neutral.

Figure 4.120: Key view of the Town Hall from Blagrave Street, with Nos.173-175
Friar Street in the far distance



Listed Building: Nos.23-26 Market Place

Architectural Interest

4.156 The List Entry for Nos.23-26 Market Place dates this short terrace to the early-19*"
century, and attributes it to either Henry or Nathaniel Briant. Whilst early-19%" century
maps depict a curved building line to the corner of Friar Street and Market Place, such
as that Nos.23-26, the building footprint is first shown in detail in the 1877 OS map.
Nos.23-26 Market Place is arranged over four storeys and three bays, and is fully
stuccoed. Above the ground floor commercial premises, paired Doric pilasters divide
each bay, and a single pilaster brackets each side of the elevation. The two sash-and-
case windows to each bay diminish in size at each level, whilst those at first floor have
square hood moulds. There is a moulded cornice at parapet level.

Figure 4.121:  Extract of 1877 OS map

Figure 4.122: View of Nos.23-26 Market Place



4.157 Nos.23-26 Market Place is of special interest as an example of the familiar Classically-
influenced, mixed commercial and residential architecture which developed in the
early to mid-19*" century.

Historic Interest

4.158 These listed buildings help to illustrate the early to mid-19*" century phase in the
commercial development of Reading, as the town increased in population and
urbanised.

Summary of Significance

4.159 The listed buildings are significant as examples of early-19'" century commercial and
residential architecture, which illustrates the growth in commerce and wealth in
Reading during the early- to mid-19%" century period. The Classically-influenced
decorative architecture of these essentially-functional buildings also illustrates the
social and business aspirations of their owners, as well as the broader ambitions of 19t
century Reading.

Setting

4.160 The setting of Nos.23-26 Market Place comprises the surrounding Market Place /
London Street Conservation Area. The terrace is located on the curved corner of Friar
Street and Market Place, and addresses the Town Hall Square. On the opposite side of
the square, the imposing Town Hall and St Laurence’s Church mark this as an important
civic and social space within the town. To the south, the building line on the west and
south sides of the Market Square comprises a mixture of listed buildings, and together
these create a stimulating variety of historic architectural style. Their mixed
commercial and former-residential uses contribute to an understanding of the Market
Place as a focal point for commercial and social activity over time, and the role of
Nos.23-26 as part of this. Along Friar Street, the more recent adjoining buildings are of
little historic value or architectural interest, and make only a neutral contribution to
the significance of the listed building as a part of its setting.

Figure 4.123: No0s.23-26 are located on the curved corner of Friar Street and
Market Place, as part of an varied historic building frontage to the civic
open space



Contribution of the Site

4.161 As described above, the building groups along the west and south sides of the Market
Place contain a number of surviving historic / listed buildings, including those within
the Site, which create variation in architectural style and features, but a general
consistency in scale, historic character and materiality. These are key contributors to
the significance of this listed building, where it is appreciable as part of the historic
townscape in a key commercial hub of the town. However, N0s.172-175 Friar Street
within the remainder of the Site are mid-20™" century buildings which form a non-
descript part of the architectural backdrop to these buildings. Their relatively recent
construction date and limited architectural value means that the contribution to the
significance of Nos.23-26 Market Place as part of its setting is at best neutral.



Listed Building: former Trustee Savings Bank (Nos.33-34 Market Place)

Architectural Interest

4.163 The former Trustee Savings Bank at Nos.33 and 34 Market Place is a mid-19*" century
building arranged over three storeys, with a stone-clad shopfront at ground floor of the
early-20%™ century, and brick above with stucco dressings. Pilasters divide each bay,
below a deep stucco frieze and cornice at parapet level. The Trustee Savings Bank is of
architectural significance as a mid-19" century commercial building, which uses high
quality materials and detailing that echoes continental, predominantly Classical and
Italianate, architectural styles.

Figure 4.124: View of the former Trustee Savings Bank

Historic Interest

4.164 The principal element of historic interest is derived from its illustrative value as a
tangible remnant of the rapid 19%" century development of Reading, and the enormous
growth in Britain’s domestic and foreign business.

Group Value

4.165 The List Entry for the building states that it was included on the statutory list of for
“group value only”. The Trustee Savings Bank contributes to the stimulating variety of
historic architectural styles on the west and south sides of the Market Square, and also
forms an appropriate part of the architectural backdrop to the two landmark historic
buildings of the Town Hall and St Laurence’s Church.



Summary of Significance

4.166 The Trustee Savings Bank is of architectural significance as a mid-19%" century
commercial building, which, though altered, uses high-quality materials, and
Classically-influenced detailing to express the social and business aspirations of its early
occupiers, as well as the broader ambitions of 19'" century Reading. It is the
contribution of its principal street frontage that makes the primary contribution to its
significance and key group value.

Setting

4.167 The setting of Nos.23-26 Market Place comprises the surrounding Market Place /
London Street Conservation Area. The former bank overlooks the Market Square,
which is an historic focal point for the town’s business and commerce, close to the
main shopping route of Broad Street. To the north, the Town Hall and St Laurence’s
Church at the top of the Market Place dominate the open space and reinforce this
location as an important historic focal point in the town. The former bank forms part of
a building group composed of historic, listed buildings in a mixture of commercial uses,
whose individual architectural treatments together create a varied and interesting
frontage to the open space, and enhance the appreciation of the Market Square as a
historically important place for commerce in the town.
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Figure 4.125: The former bank forms part of a building group composed of historic,
listed buildings in a mixture of commercial uses

4.168 By contrast, the mid- to late-20'" century commercial and office developments on the
opposite side of Market Place are of alien form, materiality and character, and these
buildings do not contribute positively to the significance of the listed building.



Contribution of the Site

4.169 Built form along the west and south sides of the Market Place contain a number of
surviving historic buildings, including those within the Site. These are key contributors
to the significance of the listed building and former bank, where it is appreciable as
part of the historic townscape in a key commercial hub of the town. However, the
remainder of the Site at Nos.172-175 Friar Street are not appreciable in key street
scene views together with this listed building, and as such it is considered that these
modern buildings of very little architectural interest make a no contribution to its
significance as part of the wider setting.



Listed Building: Corn Exchange Arcade Entrance, Market Place / Market Way

Architectural Interest
4,170 The Corn Exchange Arcade Entrance was constructed in 1854 to designs by J.B Clancy

4.171

and F. Hawker.33 Built in ashlar stone, it occupies a single bay of the building line and
rises in three stages to a bell turret with a weather vane. At ground floor, the stone is
rusticated, with leafy capitals. The level above has an arched recess with a tripartite
window, flanked by ionic pilasters, and a balcony. Above, a clock face is topped by a
bell tower.

Figure 4.126: View of the former Corn Exchange Arcade Entrance

The arcade entrance is of architectural significance as a high-quality, highly-detailed
feature which forms part of the historic building group on the west side of the Market
Place. Its sculptural flamboyance expresses the status attached to the (now
demolished) Corn Exchange as an important building for trade and commerce in the
town and wider area. It uses high-status materials and elaborate detailing which
echoes continental, Italianate architectural styles. Overall, the structure integrates well
with the varied and visually interesting building line.

Historic Interest

4.172

Though the Corn Exchange building itself has been lost, the arcade entrance remains to
represent the role of the Market Place and the immediate area as the historic heart of
commercial and business functions in Reading. More widely, it reflects the importance
of Reading as the county town of Berkshire, where the Corn Exchange would have been
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visited by a wide range of merchants from around the county. The elaborate
architectural design of the arcade entrance reflects the status and pride attached to
business and commerce in the 19" century, in Reading and across the country.

Summary of Significance

4.173 The Corn Exchange Arcade Entrance is of significance as a mid-19™ century structure
which formed part of an important commercial building within Reading and the wider
county. Its historic interest is derived from its illustrative value as a tangible remnant of
the rapid 19%" century development of Reading, and the growth in the town’s
commercial industries during this period.

Setting

4.174 The setting of Nos.23-26 Market Place comprises the surrounding Market Place /
London Street Conservation Area. The structure stands over the Market Square, which
is an historic focal point for the town’s business and commerce, and this reinforces the
significance of the former arcade entrance as part of an important commercial building
within Reading. To the north, the Town Hall and St Laurence’s Church at the top of the
Market Place dominate the open space and reinforce this location as an important
historic focal point in the town.

4.175 The arcade entrance forms part of a building group composed of historic, listed
buildings in a mixture of commercial uses, whose individual architectural treatments
together create a varied and interesting frontage to the open space, and enhance the
appreciation of the Market Square as an historically important place for commerce in
the town. By contrast, the mid- to late-20%™ century commercial and office
developments on the Market Place and on Friar Street are of alien form, materiality
and character, and these buildings do not contribute positively to the significance of
the listed building.

Figure 4.127: View of the historic buildings on the west side of the Market Place



Contribution of the Site

4.176 The historic and listed buildings within the wider townscape setting of this listed
building are key contributors to the significance of the former arcade entrance, where
it is appreciable as part of the key commercial hub of the town. This includes the other
listed buildings within the Sit itself. The remainder of the Site, however, at Nos.172-175
Friar Street are not appreciable in key street scene views together with this listed
building, and it is considered that these modern buildings of little architectural value
make only a neutral contribution to its significance as part of the wider townscape
setting.



Listed Building: Queen Victoria Jubilee Statue

Architectural Interest

4.177 This statue of Queen Victoria was erected in 1857 to mark the Jubilee of this monarch.
It is large in scale and appropriately occupies a prominent position within this public
square and the immediate setting of the civic complex of the Town Hall and also St
Laurence’s Church. The sculptor is recorded as the local George Simmonds, and high
quality Carrara marble has been used for the statue of the “Queen as Empress”. This
stands on a high stone plinth with moulded cornice and base on wide steps,
surrounded by red granite bollards to each corner. It is of architectural interest as an
example of Victorian public sculpture of considerable sculptural merit and use of
materials, which also relates well to this townscape space and civic focus of the town.

Figure 4.128: Queen Victoria Jubilee Statue

Historic Interest

4.178 The historic interest of this statue derives from its record of this part of the reign of
Queen Victoria in England and the reverence and respect accorded to her in this period
across the country. The erection of this monument in this square is also an expression
of civic pride; like the ambitious and striking nearby Town Hall (albeit completed later)
associated with the 19" century success and expansion of Reading. More generally,
public statuary enjoyed a Golden Age during Victoria’s reign — both in quantity and
quality, which was a period fascinated with history and the cult of fame, combined with
the desire to aggrandise and beautify the new cities.

Summary of Significance

4.179 The Queen Victoria Jubilee Statue is of significance as a high quality example of early to
mid-Victorian sculpture that occupies a prominent location at the civic heart of the
town. It not only celebrates the deference to / respect of the monarch but also records
the pride and ambition of Reading in this period.



Setting

4.180 The setting of this statue comprises the surrounding Market Place / London Street
Conservation Area. It was deliberately sited within this public square and meeting of
more ancient streets within this part of the town centre. The proximity to the civic
complex of the Town Hall (listed building) also reinforces historic value and effect of
this monument as a local landmark. The Queen was orientated to face down Blagrave
Street, and its inscription tablet also looks this way, which emphasises the importance
of the view this local view looking south. Its local historic townscape setting contributes
positively to the understanding and appreciation of its significance.

Contribution of the Site

4.181 The listed buildings on the Market Place, including those within the Site, illustrate the
connection between the town’s commerce and its civic pride, and this enhances the
significance of the listed statue to some degree as part of the wider historic townscape
of Reading — although immediate views are not shared. The remainder of the Site
(Nos.172-175 Friar Street) are mid-20™ century buildings which in contrast form a
rather non-descript part of the architectural backdrop to closer views of the monument
from the north. Their limited architectural and historic interest means that their
contribution to their significance is only neutral.



Potential non-designated heritage asset: No.175 Friar Street

Local Architectural and or Historic Significance
4.182 An assessment of the contribution of No.175 Friar Street within the Site to the

4.183

4.184

character and appearance of the Market Place / London Road Conservation Area has
been undertaken previously in this Section (following Historic England best practice
guidance). This includes a description of the historical development and use of this plot
and also the architecture of the building as found today — which is not repeated here.
This assessment concluded the contribution of this building to the significance of the
conservation area as a whole was very limited.

Figure 4.129: View of No.175 Friar Street from Town Hall Square

This building is not included on the current Local List for RBC, however the relevant
Conservation Area Appraisal from 2007 does identify it as a “building of townscape
merit” within this area. No.175 Friar Street has also been referenced in the past as a
non-designated heritage asset by the case officer in the Committee Report to the now
approved 2019 scheme. This is the rationale for including this building as a potential
heritage asset within our updated baseline assessment work.

In terms of age and rarity, this building dates from the post-war period and therefore
pre-dates many of the early 20, 19" and even earlier properties addressing the square
and within the conservation area. It was built as part of the redevelopment of the
damaged late 19" century arcade, and at also adopted an awkward set back in its
building line from its older terraced neighbour, which diminishes its contribution to the
enclosure and interest of this historic space. The building has a low architectural /
aesthetic value; representing a rather standardised mid-20%" century Neo-Georgian
style for commercial buildings of this period and locality. There are no known
connections to local events or personalities of particular interest, and it is a building of
no strong social or communal value. As found today, the building is no longer in use



and in a deteriorating condition. Overall it makes little to no contribution to the vitality
of the town centre, and has a neutral visual presence within the street scene. This is a
building of only very limited local architectural or historic significance by our own
assessment.



5. Application Proposals and Heritage Impact
Assessment

Introduction

5.1 The designated heritage assets which would likely be affected by the application
proposals and this new scheme for the Site have been identified and their significance
(and also any contribution of setting) described proportionately as part of this report,
in Sections 2-4. This is our updated baseline analysis with regard to built heritage. In
summary, this includes the following heritage assets / impacts:

. Conservation Area: London Road / Market Place — part of the Site included in this
designated area;

. Listed Building Group: Nos.27-28, 29-31 (former The Coopers public house) and
32 Market Place (all Grade Il) — the Site includes this complex group of listed
buildings; and

. Listed Buildings: other — the Site falls within the shared townscape setting of a
number of other listed buildings, which include:

Church of St Laurence (Grade 1);

- Town Hall Chamber and Offices and Clocktower (Grade I1*);
- Nos. 23-26 Market Place (Grade Il);

- Former Trustee Savings Bank, 34-36 Market Place (Grade Il);

- Corn Exchange Arcade Entrance, Market Place / Market Way (Grade ll);
and

- Queen Victoria Jubilee Statue (Grade Il).

5.2 The current relevant heritage legislation, planning policy and guidance for
development affecting designated heritage assets is also set out in full at Appendix 3 of
this report. This includes the statutory duties of the Planning (Listed Building and
Conservation Areas) Act 1990, national policy set out in the NPPF 2019, and supported
by NPPG, and other relevant local policy and guidance (Reading Borough Council local
authority area).

5.3 Together, these sections and appendices of this report provide appropriate and
proportionate information for the full consideration of the heritage impacts of the new
scheme for this Site by the local planning authority now at application stage.



Application Proposals

5.4

55

The application proposals for this Site are fully illustrated in the drawings / images
prepared by the scheme architect NORR Architects, and also supported by their Design
and Access Statement (DAS). This design material also includes 4no accurate
visualisations (computer generated images — CGl) of the new scheme from viewpoint
locations across Town Hall Square, the Market Place and adjoining streets (The Forbury
and Blagrave Street). These views are those which have been selected previously for
design testing as part of the now approved 2019 scheme for the redevelopment of the
Site34, All this material should be read in conjunction with this Heritage Statement
report. The application proposals are described as:

“173-175 Friar Street: Demolition of vacant former Bristol & West Arcade (173-175
Friar Street) and redevelopment of site including minor excavations at basement level
to provide an 8-storey building to provide a hotel (C1 use) of up to 182 beds, creation of
a bar/restaurant/gym at ground floor associated with the hotel and the provision of
ancillary facilities including outdoor terrace, demolition of rear parts of 29-31 and 32
Market Place, the change of use of the retained units at 27-28, 29-31 and 32 Market
Place at first, second and third floors to provide 8 residential units, retention of flexible
Class E uses at ground and basement floors of 27 — 28 and 32 Market Place, retention
of 260.4 sqm as a public house (Sui Generis use) at basement and ground floor of 29 —
31 Market Place with associated external works, landscaping, plant, cycle store, and
substation.

27-32 Market Place: Demolition of 20" Century additions to the rear of 29-31 Market
Place and 32 Market Place with associated internal and external alterations to listed
buildings.”

In summary, this new scheme comprises new active uses for the retained listed
buildings on Site and fronting onto the Market Place, together with associated works of
external and internal repair, refurbishment and other physical interventions to
facilitate their reuse. The listed buildings will provide a mix of commercial floorspace at
street level (and basement) with residential use above. The remainder of the Site
would be redeveloped with replacement built form in hotel use; principally addressing
Friar Street, up to a maximum height of eight storeys in height. The new building will
be integrated with the retained historic buildings through a remodelled central
passageway and external yard within the depth of the Site (recreating the established
public right of way), and linking Friar Street with Market Way and then returning onto
the Market Place.

34 The professional visualisers Hayes Davidson have been re-commissioned by the applicant to prepare new
accurate visualisations of the revised scheme design from each of the previously agreed viewpoints (4no). A
comparison between the visuals prepared for the previously approved 2019 scheme and the revised proposals now
at application is included in the new DAS. However, as a result of a review of the entirety of their projects files,
Hayes Davidson have identified a discrepancy in the coordination of the view camera and the view background for
the viewpoint positioned within the Market Place. This error has now been corrected due to upgraded QA systems.
The result is that proposed new built form within the depth of the Site is now seen in the view from Market Place in
a corrected position; and for both the approved and revised schemes in the DAS. New built form would again
appear rising above the existing roofline of the listed buildings, but now shifted more to the right (not left) of the
distinctive form of the Corn Exchange arcade entrance clock tower in this view. These newly prepared images are
included at Figure 5.1.



5.6

Figure 5.1: Computer generated image (CGl) of the approved 2019 scheme (error
now corrected) (L) and revised scheme (R) as viewed from the Market
Place

Our Heritage Statement report should also be read in tandem with the overarching
supporting Planning Statement, prepared by Savills planning consultants, all as part of
the full application submission material.

Pre-Application Engagement

5.7

As described in the DAS and Planning Statement, this revised scheme for the Site has
been subject to a process of pre-application engagement with the local planning
authority Reading Borough Council (RBC), Historic England (HE) and also other key
stakeholders through a process of public consultation. Accordingly, feedback and
constructive discussion from this process has been used to further inform the final
submission. The new scheme design has continued to be refined and further detailed
during this pre-application stage.

Planning History

5.8

Both Planning Permission and Listed Building Consent has previously been approved by
RBC for the part reuse and part redevelopment of this Site. This recent approval dates
from 9 January 2019 (LPA reference number: 180358) and was described as:

“Demolition of vacant former Bristol & West Arcade (173 — 175 Friar Street) and
redevelopment of site to provide an eight storey mixed —use building plus one level of
basement comprising 35 residential units, 4,212 sqm of B1 office floorspace, and 5
retail units (A1/A2/A3), together with the change of use of 27 - 28 Market Place at first,
second and third floors and basement to provide 2 residential units, change of use of 29
- 31 Market Place at first, second and third floors to provide 3 residential units, change
of use of 32 Market Place from A2 use to provide part basement and ground floor
flexible retail use (A1/A2/A3) and 3 residential uses at first, second and third floors,
retention of 260.4 sqm of A4 use at ground and basement floor at 29-31 Market Place



5.9

5.10

5.11

5.12

and change of use at ground and basement of 27 - 28 Market Place to flexible retail use
(A1/A2/A3) and demolition of rear parts of 29 — 31 Market Place and 32 Market Place,
associated internal and external works to the Listed Buildings, landscaping, refuse,
plant, cycle stores and substation at basement level.”

This approved scheme was also subject to extensive pre-application discussions with
RBC, HE and other stakeholders through consultation at that time. It is noted in the
previous case officer’s Committee Report for the now approved applications that the
design for the reuse, repair and adaptation of the existing historic buildings, and also
the new built element, was revised during the pre-application and again during the
application process in liaison with RBC and other stakeholders.

Importantly, this approved 2019 scheme has established the acceptability of the
principal of change on this Site, and also recognised the public benefits that could be
delivered by the reuse and revitalisation of the currently vacant historic buildings, as
well as a new mix of uses, built development, high quality architecture and landscape
on the remainder of this Site.

Since permission / consent was granted the Site has been actively marketed to
determine the interest in bringing the Site forward as approved. Unfortunately there
has been little to no interest in the approved scheme, primarily due to the amount of
retail floor space at ground floor level given the current market conditions. There has,
however, been some interest from hotel operators. As such, our Client now seeks to
promote this new scheme through application for a new mix of uses (led by hotel use
within the new built element), with associated design revisions. The previously
proposed scheme of reuse and refurbishment of the existing historic buildings on the
Market Place remains essentially unchanged from that previously consented.

In summary, the key design changes relate to the previously approved scheme can be
described as:

. Small re-design of the Friar Street elevation to extend the stone element by one
bay but has removed some windows at first floor level due to a clearance zone
required above below ground utilities avoiding the need for a stopping up order
on the highway. The removal of these windows has allowed the re-design of the
courtyard entrance in a way that draws your eye to the interesting and unusual
architecture but also acts as a wider funnel into the courtyard area when
compared to the previous small passage entrance as consented;

. The contrast between red brick and stone is maintained with the wrap over of the
red brick at fourth floor. Windows will also continue to align with the adjacent
buildings as per the previous consent. There is also again a small step between
the two elements of about 600mm. The stone element will again come forward
from second floor level, to meet the building line of 23-26 Market Place to
reinstate a historical building line;

. Overall height remains unchanged and in some areas we are below the previous
consented scheme. The proposed building will again be ground plus 7 storeys in
height;



. The proposed massing has also been scaled back in many locations although
there are some minor areas where the building’s massing has changed. This is
because of the need to create a more traditional floorplate for the hotel rather
than the upper floors being off set, although some steps to the Friar St elevation
have been introduced from 5% floor to add visual interest. These changes have
been tested in the agreed views from the last application, and in light of the fact
that the overall height in these areas has been reduced, we do not consider that
impacts on views or the setting of heritage assets would be increased in any way;

. At ground floor the part of the building fronting onto Friar Street will contain the
hotel’s bar and restaurant. By locating this element here, will continue a highly
active frontage for the town centre but also allow for more activity onto Town
Hall Square;

. The proposed scheme again allows the reinstatement of the public right of way
through the site to connect with Market Way. The central part of the site will be
opened up for the hotel entrance and an outdoor terrace area associated with
the hotel bar; and

. The proposed scheme again includes the refurbishment and change of use for the
retained and repaired listed buildings at 27-32 Market Place (as per the
consented scheme).

Figure 5.2: Computer generated image (CGl) of the approved scheme (L) and the
revised scheme (R) as viewed along Blagrave Street across Town Hall
Square and Friar Street



Impact Assessment

Approach

5.13

5.14

5.15

We have identified that the application proposals would again have a direct and or an
indirect (i.e. setting and views) impact on the significance of the listed buildings on Site,
the conservation area within which part of the Site stands, as well as a number of other
listed buildings nearby.

Accordingly, the scheme is reviewed further in this Section with respect to its likely
impact on the significance of these heritage assets. The effect of the proposed
development on heritage significance and setting will be similar in several ways, given
the way in which the designations overlap or share similarities in terms of their setting
and / or architectural and historic interests. Accordingly, efforts have been made to
avoid repetition when describing the impacts of proposed change on the existing
buildings on Site and their local townscape context. In this way we also recognise that
historic, functional and or visual inter-relationships exist between these heritage
assets, in particular where the conservation area provides the shared townscape
setting of each of the listed buildings that contributes to their significance.

The change that would be brought about by these proposals are then considered in
overall terms at the end of this Section, in light of relevant heritage legislation,
planning policy and guidance with regard to heritage assets. This context includes the
relevant statutory duties of the Planning Act 1990, national policy within the NPPF
2019 and supporting NPPG, and local planning policy and guidance for development
within the historic environment for the RBC local authority area.

Figure 5.3: Computer generated image (CGl) of the approved scheme (L) and the
revised scheme (R) as viewed along Blagrave Street



5.16 We have also noted that Historic England provides best practice advice regarding
development within historic areas. This includes advice on how to assess the impacts of
change on the setting of heritage assets®. As part of this, Historic England provides a
useful list of factors that contribute to achieving good design and local distinctiveness
for new development within the historic environment. Considerations for what could
make new development successful in its context include the scale, height, massing,
alignment, materials and proposed use of new built form3®. This guidance has been
utilised to frame the assessment of heritage impacts set out in this Section. Best
practice also encourages a holistic approach that seeks to avoid or minimise harm to
the significance of heritage asset(s); and, in tandem, also promotes opportunities for
enhancements that could better reveal that significance, i.e. deliver “heritage
benefits”. Ultimately, as part of any proper and proportionate planning judgement by
the local planning authority, the built heritage impacts of the proposed scheme should
be balanced with all the wider material planning considerations, to facilitate the
delivery of sustainable development.

Figure 5.4: Computer generated image (CGl) of the approved scheme (L) and the
revised scheme (R) as viewed along The Forbury

Proposed Development / Works

New mix of uses

5.17 Akey aspect of this newly revised application scheme is the shift in the previously
proposed mix of uses away from retail and residential floor space toward the creation
of a new hotel for Friar Street. The principle remains the same however, that these
proposals will deliver a new mix of commercial and some residential uses across the

35 Historic England: Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage Assets 2017 (2nd
Edition)

38 Historic England, Historic Environment Good Practice Advice in Planning Note 2: Managing Significance in Decision-Taking in
the Historic Environment 2015



5.18

5.19

whole Site, which will reverse the long period of inactivity and run-down appearance of
this key town centre site. This scheme again represents an important opportunity to
revitalise this Site, and so contribute positively to the vitality and vibrancy of the
Market Place / London Road Conservation Area, which itself normally characterised by
animation and a diversity of uses. The reuse of this Site is significant heritage (and
public) benefit.

Importantly, these proposals for the reuse and revitalisation of historic buildings
addressing the Market Place would align with and support the objective recent
government-funded “High Streets Heritage Action Zone” programme for Reading town
centre, which is being delivered by Historic England, and which is intended unlock the
potential of high streets across England, fuelling economic, social and cultural recovery.

Again, active street frontages will be reintroduced both to the listed buildings on
Market Place, and the new hotel-led development on Friar Street. A new route into
and through the heart of the Site will also improve the permeability of this urban block,
increase footfall, and introduce new townscape interest into this part of the
conservation area. The listed buildings will be reused as three commercial units at the
basement and ground floor levels (generally following the historic divisions), with new
residential use to the upper floors. This is important as the method by which the viable
future use, repair and ongoing maintenance of these historic premises can be secured.
This is a heritage benefit for these listed buildings, and in turn will also sustain and
enhance their positive contribution to the character and appearance of the
surrounding conservation area, and that as part of the settings of other nearby listed
buildings.

Listed Building alterations / extensions

5.20

5.21

Works of external and internal demolition, alteration and extension are proposed to
the three identified listed buildings on Site — which are Nos.27-28, the former The
Coopers public house (Nos.29-31), and No.32 Market Place. Importantly, the proposed
alterations have been closely informed by a thorough understanding and appreciation
of the heritage significance of these listed buildings; and the contribution of setting to
that significance. In developing the proposals, close attention has been paid to
minimising the loss or alteration of historic fabric and features, and to seeking
opportunities to deliver heritage benefits through appropriate repair and or
reinstatement, and also new interventions that fully consider, and are sympathetic to,
this historic context.

Overall, the approach and design for the proposed adaptations of the listed buildings in
their new uses remains as that previously consented as part of the now approved 2019
scheme. This again seeks to preserve and repair elements that contribute to heritage
significance (such as the remaining part of the historic plan form, fabric and features);
take opportunities to reinstate lost historic elements and so enhance an understanding
of the buildings’ significance; and also focus the greatest degree of change within areas
already comprised by unsympathetic later alteration, which therefore have a low
sensitivity in heritage terms. Proposed works to the listed buildings are again described
in detailed in this Section of the report below (for completeness).



5.22

A new Condition Report for the listed buildings has been prepared by Roc Associates,
which is included within the full application submission material. This report has been
commissioned not only to assess the current condition of these historic properties, but
also includes a number of recommendations for the required maintenance and
stabilising repair works that are needed to ensure the safety, security and protection of
these buildings from any further deterioration. It has been recommended by the local
planning authority at pre-application stage that this scheme of repair (including
demolition of non-original rear elements as agreed under the extant consent) would be
secured by way of a Section 106 legal agreement to any future approval, and with
these works to be carried out prior to the occupation of the new build hotel part of the
wider scheme.

Nos.27-28 Market Place

External Alterations - Front Elevation

5.23

Externally, the Site’s principal street frontage to the Market Place would be little
altered for all listed buildings in this group, however there are opportunities to
improve the commercial frontage to the street once specific occupiers are secured. At
Nos.27-28, the existing right-hand entrance door would be re-opened and used for
access to the residential accommodation at the upper floor levels.

Rear Elevation

5.24

Proposals include the insertion of two new window openings in the flank elevation of
the listed building, at both the first and second floor levels. Meanwhile, the existing
door opening from the former Coopers Arms into the rear room of Nos.27-28 would be
re-used / built up to form a window opening. This would require the removal of
localised areas of historic fabric; however, the new windows have been carefully-
considered, and are the minimum necessary to achieve an appropriate balance with
the light levels that are required within the residential apartments. The new windows
will be framed with two-over-two timber sashes; a design that has sought to
complement the historic character of the listed building.

Internal Alterations - Basement

5.25

5.26

The basement areas for all the listed buildings would be reused as ancillary storage and
other facilities, associated with the new commercial and residential uses on the floors
above. This would be in keeping with the historical role of the basement levels as
lower-status ancillary and service floors. Alterations are confined within the existing
footprints, and comprise some removal / adaptation of modern interventions only.

Within Nos.27-28, permission is sought to remove the existing bathroom facilities at
basement level, to create space for plant and storage. This would remove the existing,
poor quality and unsympathetic uses, and reinstate the street vault to its original
proportions, which is an enhancement to significance and heritage benefit. In addition,
the proposals include the installation of some moderate partitioning, to create
separate storage and plant areas. The new divisions have been positioned in order to
preserve the legibility of the timber beam that spans the ceiling at basement level. The
new partitions would be fully reversible, and would not affect the particular heritage
significance of the listed building.



Ground Floor

5.27

5.28

The ground floor of Nos.27-28 is to become a viable commercial unit, whilst the upper
levels of the building will be converted to residential use. The rear room of the listed
building at ground first and second floors, has been re-distributed at some point in the
past to become part of the former Coopers Arms. A significant heritage benefit, to be
delivered as part of these proposals, will be to return the rear room at each level to its
original ownership / functioning. At ground floor, this would be achieved by inserting a
new partition to divide the room from the public house; and by making a small door
opening from the front to the rear within the listed building, adjacent to the central
chimney stack. As a result, the historic, two-room plan form of this 17 century
building would be reinstated, and this represents an enhancement to the
understanding of the building’s original form and function.

Other alterations at ground floor level include the installation of very modest
partitioning in the rear room, to create cycle storage; and the insertion of a new stud
partition at the front of the building, to separate the retail unit from the residential
entrance. These alterations would not affect any historic fabric, and would also be
reversible. This aspect of the proposals would not affect the listed building’s particular
significance.

First Floor

5.29

5.30

The first floor of the listed building will be converted for use as a residential apartment.
As part of this, the modern created void in the floor of the rear room would be filled
and made good, as part of its return to the past division of ownership of Nos.27-28.
Again, this repair to the listed building would enhance an understanding of its original
form, which is a heritage benefit. New partitions will be inserted within the front room,
to create an entrance lobby to the apartment; whilst in the rear room, a new partition
will be inserted to create an ensuite bathroom. These new insertions would be
reversible, and would also be designed so that they are clearly legible as modern
insertions into the overall plan form. As a result, they would preserve the particular
significance of the listed building.

Finally at first floor, an existing stair in the rear room, leading to the second floor,
would be removed, and the void in the ceiling filled. This will mean the loss of a
moderate amount of existing historic fabric, however it is unlikely in our view that this
stair is original but instead a later insertion from the time when the rear room was
acquired by the former Coopers Arms. It is also a relatively modest, commonplace stair
design with little design merit; whilst its removal would facilitate the re-use of the
building as self-contained apartment. On balance, then, it is considered that these
proposed alterations will preserve the significance of the listed building, whilst
ensuring its active reuse.

Second & Third Floors

5.31

The second and third floors of Nos.27-28 would be converted for use as a single
residential apartment. At both floors, new partitions will be inserted within the existing
front room; to create an entrance lobby at second floor; and a small bathroom at the
third floor. New partitions will also be inserted within the rear room at second floor, to
create an ensuite bathroom; whilst at the third floor, the rear wall would be boxed-out
to create a vertical wall. All of these new insertions would be reversible, and would also



be designed so that they are clearly legible as modern insertions into the overall plan
form. As a result, they would preserve the particular significance of this listed building.

The Former Coopers Arms (Nos.29-31 Market Place)

External Alterations - Front Elevation

5.32

At the former Coopers Arms, permission is sought to remove the existing architrave,
pediment and fanlight to the main entrance, and to install a simpler fascia and door,
designed in a traditional manner that is sympathetic to the character of the listed
building. Much of the existing frontage and entrance decoration is modern, and of a
Classically-inspired style that is not authentic to the building. The proposed alterations
would reinstate the front elevation closer to its historic appearance shown in early
photographs and images of the Market Place; and this represents an enhancement and
heritage benefit that will better-reveal its significance.

Rear Elevation

5.33

5.34

5.35

To the rear permission is sought to carry out selective demolition to the rear of the
listed buildings. This is specifically targeted at the mid and late-20%" century additions at
the rear of the former Coopers Arms and No.32 Market Place, which are of no special
interest, and do not contribute to the overall significance of the buildings. This will
enable the creation of a passageway and external yard between Friar Street and the
Market Place, and will also allow the repaired historic buildings to be visible to public
view, so that their historic construction and phasing can be better understood and
appreciated. The rear elevation of both the former Coopers Arms and No.32 would be
made good with matching brickwork. A heritage benefit would be delivered by
providing greater legibility to the historic rear elements through removal of modern
additions of no value. It should also be noted that as part of this scheme the existing
19% century staircase and passageway extension to the rear of the former Coopers
Arms PH will be retained.

Following the demolition of the modern rear extensions, new doors will be created in
the rear of the former Coopers Arms, to facilitate the instalment of a commercial use in
the buildings, with access to the rear yard. Permission is also sought for new window
openings at first and second floor level in the rear elevation. The northernmost doors
to the retail unit would not require the removal of any fabric, beyond the removal of
the 20™ century rear extensions. The doors at the southern side of the building, and
the new windows above, would require some removal of some brick nogging at each
floor level; however, this would be minor in extent, and would be confined within the
constraints of the existing timber structure to minimise fabric loss. The doors
themselves would be simple in design, with full-height glazing and metal frames; in
order to appear clearly legible as modern insertions. Similarly, the windows would also
be simple, two-light casements.

Finally, it is again proposed to construct a brick flue at the rear elevation, between the
second floor and roof level, to accommodate ventilation and services for the residential
apartments. The rear elevation of the former Coopers Arms has been heavily altered
over time, and lacks uniformity or consistency in its design or character. The flue would
form another part of this already much-changed context; whilst enabling the internal
conversion of the building for residential use. It is also modest in size, and will be clad



in brick in an effort to blend with the traditional materiality of the listed buildings on
the Market Place. Overall, given these considerations, the brick flue is considered to
preserve the special interest of this listed building, and its contribution to the
surrounding conservation area.

Internal Alterations - Basement

5.36

5.37

5.38

5.39

The basement level of the former Coopers Arms will be used as a kitchen, storage and
bathroom for the public house; and also as storage and plant for the residential units
on the upper floors of this building. In order to achieve separation of the two uses, the
arched passageway at the front of the building would be blocked; though this would be
done carefully to preserve legibility of the arched form, and also reversibility in the
future. The existing door opening between the front and rear rooms on the south side
of the building would also be blocked; and again, this is a reversible alteration.

Proposals include the installation of a new stair to access the portion of the basement
associated with the residential accommodation. This will require the removal of a
localised section of the building’s floor structure, which is likely to comprise some
amount of historic fabric. However, this element of the works will facilitate the
conversion of the wider building for residential accommodation, and thereby help
secure its long-term use and conservation.

The pub’s storage area would be accommodated within the large space at the front of
the building; and the kitchen in the 20™ century rear extension. These elements would
require no amendments to the plan form at this level. A new partition would be
installed at the bottom of the access stairs, to create a separate space for bikes and
storage. In the southern side of the basement, an existing modern timber and wire
mesh enclosure would be removed, and new partitions installed to provide bathroom
facilities. Within the portion of the basement associated with the residential
accommodation, an existing, modern partition will be removed; and two new sections
of wall inserted to create a stair lobby and two storage / plant areas.

In summary, the proposed plan form at basement level within the former Coopers
Arms would largely seek the removal of modern fabric, and would overall retain the
existing plan form, whilst new partitions would be entirely reversible. The historic role
of this level of the building as a functional, ancillary space would not be altered, and
the particular significance of the building overall would be preserved overall. The
proposals would also preserve the identified areas of rubblestone walling at basement
level.

Ground Floor

5.40

The ground floor of the former Coopers Arms would be reinstated as a public house,
and this will sustain and enhance the historical function and character of the listed
building, which is a heritage benefit. Remaining elements of the historic plan form will
be retained; whilst the existing, modern bar will be removed to create a generous
space at the northern side of the building. In the southern portion of the pub, new
partitions will be inserted around the residential staircases, to separate the public and
private premises of the building; an alteration which the local planning authority has
previously confirmed is necessary for the conversion / reuse of the building. At the
rear, only the modern bathroom partitions will be removed. Overall, the alterations at



the ground floor are limited to modern fabric that is of no special interest, and as such
this will not affect the significance of the listed building.

First Floor

541

5.42

5.43

The proposed new residential apartments at the upper levels of the former Coopers
Arms will be accessed via the existing private staircase at the southern side of the
building; and subsequently by the existing, 17" century stair. Each floor level will
comprise a single apartment; and this is intended to ensure that the physical
alterations to the building are kept to a minimum.

At first floor level one apartment will be accessed via a new entrance door and
partition, to be located opposite the 17%" century staircase. The rooms at the front of
the property will comprise the living room (accessed via a slightly-relocated door
opening), leading through a new opening in the partition wall to a bedroom with
ensuite. A small section of wall will be removed from between the existing landing and
the rear of the building, together with an existing wall within the rear wing. A series of
new partitions will be inserted here, to create a kitchen, bathroom and bedroom.
Meanwhile, the 19t century passageway at the rear of the building will be reused as a
small storage space, with the Gothic-style windows retained; and the doorway into the
rear of Nos.27-28 fixed shut.

Overall these alterations will mean the loss of a small amount of historic fabric; whilst
the new partitions will alter the appreciation of the existing plan form of the building.
However, these alterations are considered to be minimal (and, in the case of the new
partitions, reversible); and are the minimum required in order to deliver a single
functional apartment at this level.

Second Floor

5.44

5.45

The second floor apartment will be accessed via the 17" century stair core within the
building. Here, the front rooms will be re-partitioned to create three bedrooms, an
ensuite, and a shared bathroom; together with a landing and hallway. The hallway will
lead around the retained stair core, to the kitchen and living room in the rear wing.
Here, the existing wall will be removed, but with nibs and a downstand retained to
clearly preserve legibility of the historic plan form.

As at first floor level, these alterations will mean the alteration / subdivision of historic
plan form; and the removal of a small amount of historic fabric. However, such change
would occur within an already-compromised plan form; whilst the newly introduced
fabric will be a reversible alteration. Meanwhile, these works of conversion to a
residential apartment will also enable the long-term sustainable use of this historic
building. As such, when considered as a whole and also in the context of the wider
beneficial scheme for reuse, these proposals would preserve the significance of the
listed building, and also its contribution to the surrounding conservation area.

Third Floor

5.46

It is necessary to create a landing and entrance door to the self-contained apartment at
this level, which requires the insertion of new partitioning at the top of the historic
stair. This, in turn, requires the construction of a small, hipped dormer to the roof
form, in order to provide the necessary head-room for access to the rear of the floor
plan. At the front of this attic level there will be two double bedrooms with a small



bathroom; whilst the rear wing will accommodate the kitchen and living room. As on
the lower floors, the alterations at attic level have been carefully-considered in light of
an understanding of the historical development of the building, and have sought to
implement the minimum changes necessary to enable conversion to a self-contained
apartment. Again, when considered as part of the overall beneficial scheme of repair
and reuse, these proposals will conserve the significance of this listed building.

No.32 Market Place

External Alterations - Front Elevation

5.47

No alterations are proposed to the front elevation of No.32 Market Place as part of this
scheme; and works are confined to its sensitive repair and refurbishment.

Rear Elevation

5.48

5.49

The selective demolition works that are proposed to the rear of No.32 have been
described previously in relation to the neighbouring former Coopers Arms. This is not
repeated here. New doors will be included in the rear elevation at ground floor, to
provide the retail unit with access to the created rear yard. These would form part of
the new brick construction to repair the rear of the building, following the removal of
the 20™ century rear extensions. The doors themselves would be simple in design, with
full-height glazing and metal frames; in order to appear clearly legible as modern
interventions.

The proposed alterations also take the opportunity to replace the existing,
unsympathetic uPVC window frames at the rear elevation of No.32 with new, white-
painted timber sash frames; and to re-open other infilled windows. This will reinstate
the original appearance of the rear elevation, with appropriate materials and detailing.
This represents a heritage benefit for the listed building and wider conservation area.

Internal Alterations - Basement

5.50

The basement of No.32 will be used as ancillary storage and bathroom facilities for one
of the retail units on Site; and as storage and plant for the residential apartments on
the upper floors. The existing doorway into the central room will be infilled at this
level, to enable the separation of the two demises; and new partitions will be inserted
within the rear room to create bathroom facilities for the retail unit. At the front of the
building, a small section of non-original wall will be removed, and new partitioning
installed to create storage and plant space for the residential units. No.32 was listed
primarily for group value, and the interior is heavily compromised and now makes only
a very limited contribution to the particular significance of the building. In this context,
these alterations at basement level are considered not to affect its special architectural
or historic interest.

Ground Floor

5.51

An important enhancement to the building will be to reinstate a staircase between the
ground and upper floors, as there would have been historically. At the same time,
existing, modern partitions at this level will be removed, and new inserted to separate
the residential entrance and staircase from the main retail unit and basement access.
The original plan form at this level is now illegible, and no historic features remain. In
this context, and in light of the building’s designation for group value, these alterations



will not detract from its heritage interest. Instead, they will enable the sensitive reuse
and conservation of the listed building for the long term.

First, Second & Third Floors

5.52

5.53

The modern, unsympathetic partition at the front of the building at first floor will be
removed, and this space reinstated to its original proportions. This is an enhancement
and heritage benefit. Meanwhile, one of the two existing doorways into the front of
the building will be closed, to create a more coherent and simplified circulation
pattern. At the rear, the existing plan form will be retained, with a slightly amended
circulation pattern, to create a bedroom and ensuite bathroom. All of these alterations
affect modern fabric only, which is of no heritage interest.

At second and third floors, the two rooms at the front of the building would be
amalgamated, to create a single, spacious living room; whilst the rear room would be
partitioned in a similar manner to the plan form below; to create a double bedroom
and bathroom. It is to be noted again that No.32 was listed for group value, and for its
townscape merit as part of the group of historic buildings around the Market Place. In
light of this understanding of its special interest, the proposed internal alterations at
second and third floor would have no impact on its particular significance in our view.

New Build

5.54

As well as the envisioned future reuse, repair and adaptation of the listed buildings on
part of the Site, the revised scheme again includes the demolition and redevelopment
of the remaining unlisted buildings. This change would have both a direct and indirect
impact on the significance of the conservation area (given that the Site straddles its
boundary); and also has the potential to affect the setting of the identified listed
buildings both within the Site and the local townscape. Whereas the proposed works to
the listed buildings remain essentially unchanged relative to the previously approved
2019 scheme, the new mix of uses for that part of the Site towards Friar Street would
led by a hotel operator and so it is for the new build element of this scheme that the
key design changes have been made.

Demolition

5.55

5.56

It remains our assessment that the post-war unlisted buildings on Site do not
contribute positively to the character or appearance of the conservation area, either as
part of its designated area, or as part of its immediate setting. Similarly, these buildings
do not contribute positively to the significance of the nearby listed buildings as a part
of their shared townscape setting.

Once part of the post-war redevelopment of the former arcade, No.175 Friar Street has
in the past been singled out in the relevant Conservation Area Appraisal from 2007 as a
“building of townscape merit”, and therefore in those terms a positive contributor to
the character and appearance of the conservation area. It is also noted that the
officer’'s Committee Report for the now approved 2019 scheme also referenced this
building as a potential non-designated heritage asset. It is again our view, however,
that any such contribution to the conservation area, or local heritage value, for this
building could only be very limited. It is a modern and now vacant building of little
architectural quality, no particular historic interest, and which negatively adopts an
awkward frontage misaligned with the historic building line along Friar Street.



5.57

5.58

The new scheme again proposes the demolition of No.175 alongside the other modern
unlisted building within the Site, and then to replace these with a new hotel building
and associated new public realm. It is our view that the demolition of these buildings,
either within the conservation area boundary or its setting, would not result in harm to
the understanding or appreciation of the significance of this designated heritage asset,
or harm the significance of any nearby listed building. We recognise that this is not a
view shared by the local planning authority Historic Building Consultant at pre-
application stage, and that heritage harm was also identified by the case officer in the
Committee Report for the now approved scheme; partly as a result of the demolition
of No.175.

We maintain that the redevelopment of this part of the Site represents an important
opportunity to deliver new architecture and public realm of a high quality; together
with a more vibrant and interesting mix of uses across the whole Site, which would
make its own positive contribution to the town centre and also the significance and
setting of the identified heritage assets. In tandem with the new Planning Statement
prepared by Savills planning consultants, we also set out towards the end of this
Section how the substantial public (and heritage) benefits offered by these proposals
would outweigh any alleged minor harm to heritage significance; as part of the overall
planning balance.

New Public Realm

5.59

5.60

5.61

A key feature of the existing Site is the covered commercial arcade, which links Friar
Street with the open passage of Market Way, and subsequently connects with Market
Place to the south east. This is a post-war reconstruction of a much more
architecturally accomplished and expressive Market Arcade dating from the later 19"
century, which also once linked through to the former Corn Exchange (both now
demolished).

The new scheme again commits to reinstating a pedestrian route through the Site from
Friar Street, via an enclosed external yard within the urban block, and onto Market
Way, as historic. This would be achieved also through the selective demolition of
modern extensions to the rear of the listed buildings on Site, which are of no special
interest. The new public route will maintain the historic permeability of Reading’s
historic townscape, which is an established characteristic of the conservation area. The
new external yard will also echo the past openness of the block, where the former
Coopers Arms historically had a passage through from the Market Place leading to a
yard at the rear. In this way, these proposals will again improve the legibility of this
earlier layout and plan form of the historic townscape, which is a heritage benefit for
both listed buildings and the conservation area.

The new public route and yard will be enclosed in part by the retained listed buildings
which overlook the Market Place to the east. This will allow a direct physical and visual
connections with the historic rear elements and roofscape of the listed buildings, which
would newly reveal aspects of the buildings’ construction methods and phasing from
within this space. This is a heritage benefit. The juxtaposition of these historic buildings
and contemporary new build to the west side of this new space is will provide interest
for those using and experiencing the public route and space. This passageway and



5.62

central space would be further enhanced and animated by the surrounding commercial
uses; frontages and entrances, echoing the use of the former arcade.

As a change to the previously approved 2019 scheme for this Site, the Friar Street
elevation for the new hotel use would be redesigned to incorporate and more
generous double height entrance or archway into the passageway and new space
within the depth of the block. This would avoid conflict with the neighbouring property
entrance and also further open up the relationship with the hotel entrance and
restaurant. The yard space with the Site would itself be more generously proportioned
relative to the previously approved scheme, which would again allow for a more open
and active relationship with the hotel reception, and also spill out dining from the
restaurant on both this lower and upper levels. Additional brickwork and a reduction in
the degree of glazing is also proposed as a further design change along the west side of
the passageway / yard.

New Built Form

5.63
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Constructive past pre-application discussions leading to the 2019 scheme approval
established the acceptability of a contemporary design approach for replacement built
form on that part of the Site addressing Friar Street (and also within its depth to the
rear of the retained and reused listed buildings). In this way proposed new built form
would be able to make its own positive contribution to the richly varied architecture of
Reading town centre through design of a high quality, which both reflects our time as
well as drawing on defining characteristics of its local historic townscape context.

The overall scale and massing of the new building comprises a stepped arrangement of
up to eight storeys (above a basement level), with its tallest elements deliberately
confined within the depth of the Site and urban block. This is intended to minimise the
visual impact of greater height and scale on Site in longer distance views from across
the Market Place to the south east and other streets and spaces within the
conservation area and wider town centre. In general, the form and massing of new
built form accords with that established as acceptable with the previously approved
2019 scheme. As with the approved scheme, proposed height and massing have been
drawn away from the neighbouring listed buildings towards the Market Place, and the
deliberate action taken to ensure that new built form would remain no higher than the
tower of the listed Church of St Laurence would again ensure that this scheme would
respect the landmark role and visual prominence of this church (and also the nearby
Town Hall complex) within the conservation area. Similarly the more local landmark
status of the tower to the listed Corn Exchange Arcade Entrance within views from the
Market Place will be maintained and not undermined, as a distinctive feature of the
skyline of this space.

The new building (now in hotel use) will principally address Friar Street and Town Hall
Square to the north. The key move to reinstate the historic building line along this
street as part of the creation of a new public frontage has been retained as part of the
revised scheme. This is a significant enhancement for the conservation area, and a
heritage benefit, that would remedy the existing awkward post-war alignment of
Nos.173-175 and return an historic characteristic of the townscape. The new Friar
Street elevation re-established the design principles of the approved scheme; being
distinctive in its own right, but will integrating with its neighbours as part of the wider
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street scene. The frontage is again broken up into two portions by setting the western
section of the building back, and at a slight angle to the eastern section. This creates
the sense of two individual but complementary building plots, which echoes the
traditional pattern of historic plots along Friar Street and the Market Place. To the left
hand side a more inviting legible entrance to the new pedestrian passageway and yard
space would again be created, albeit further enlarged as part of the new scheme
design. This would be an enhancement to the existing underused and poor-quality
route through the Site. As a further change to the approved 2019 scheme, the eastern
portion of this (entrance) frontage would be widened by another paired bay to allow
for the stone cladding to reach street level and have the effect of visually grounding
this element. The differentiation of materials (reconstituted stone and brick) between
these two portions would remain as approved, and the alignment of windows with the
neighbouring properties is also maintained.

Again the parapet height of the eastern portion of the Friar Street frontage matches
that of the adjacent listed building terrace, whilst the uppermost storey of the frontage
is set back from the building line. This arrangement is intended to integrate with the
established three to four storey scale of the historic buildings to either side of the Site;
and also to make reference to the 19" century commercial arcade which previously
stood on this part of the Site and which rose up to five storeys (not including taller roof
elements). There exists historical precedent for a variation in the parapet levels /
roofline and architectural detail along this section of the street, which will also
introduce visual interest to the street scene without detracting from views of nearby
listed buildings. Within the depth of the Site the new building steps backwards
successively from the street frontage, in deference to the smaller scale and historic
building line of the adjoining terraced buildings. The articulation of the elevations of
the upper levels, together with use of different materials, helps to reduce the apparent
mass and bulk of the new development in local views. In longer views from across the
Market Place and The Forbury; where new built form appears above the roofline of
historic buildings to Friar Street or this square, these upper elements are recessed
backwards into the depth of the Site, and where seen will appear layered,
differentiated and recessive to the built foreground. Again, the landmark structures of
the church, Town Hall and the Corn Exchange Arcade Entrance will maintain their
prominence in these views.

The use of brick and reconstituted stone as key cladding materials for the proposed
new building is again intended to achieve coherence with the prevailing material
palette found in the surrounding conservation area and town centre. The choice and
high quality of these different materials will also add a further contemporary layer of
richness and visual interest to an area characterised by variety in the age, form and
architectural style of its buildings. The Friar Street frontage establishes a well-defined
base for the hotel frontage and entrances (including the new passageway) at street
level, with the floor levels for both portions above adopting a strong and regular
rhythm of paired windows, which again reflects the plot and bay rhythms of the wider
street scene. Both portions of the main street frontage establish a strong parapet line;
albeit one (right hand side) a storey above the other (left hand side) in order to
mediate between the changing heights of neighbouring buildings, and also to create an
interesting layering effect. Window openings to the left hand portion of the frontage
are graduated in size from the first to the third floor levels in order to reflect the
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Classically-influenced proportions found in many buildings within the conservation area
(including the listed building terrace adjoining to the east). A change in fenestration
levels and proportions to the right hand brick clad portion further helps to break up
this frontage, and also responds to the changing condition of its neighbour to the west.

The detailed elevational treatment of new built form along Market Way, within the
new external yard, and also to the taller elements, will relate to that addressing Friar
Street; all as part of a cohesive and consistent design approach across the west part of
the Site. Again, the use of brickwork and reconstituted stone for the principal facing
materials reflects the prevailing character of the conservation area.

Overall it is our assessment that the well-considered scale, massing, articulation,
fenestration pattern, detailing and materiality of the new building represents high
quality architectural design. Which creates new visual interest within the street scene,
and also serves to break up the apparent scale and form of this larger development
within the context and grain of nearby historic buildings. Allied to this, new public
realm and pedestrian route at the heart of the Site also brings further benefits to the
townscape of this area; by re-creating the former arcade and traditional network of
passageways and yards within the urban block. As a result of this scheme, the
significance of the conservation area, and also the listed buildings on and around the
Site, would be sustained and also to some degree enhanced.

Review of Heritage Legislation and Policy

Statutory Duties - The Planning (Listed Buildings and Conservation Areas) Act 1990

5.70

5.71

It is our assessment that the proposed development / works on Site would accord with
the requirements of the relevant statutory duties of the Act. In overall terms, the
proposals to secure a viable long term use for the existing historic buildings through
adaptation, and also new uses and good quality architectural / landscape design as part
of replacement built form and new public realm, would preserve the special interest
and setting of the listed buildings, and would also preserve and in some ways enhance
the character and appearance of the conservation area. Considerable importance and
weight has been given to these duties as part the design development process leading
to this revised scheme, which has been described in this report and also in the
accompanying DAS. This scheme clearly demonstrates that concerted efforts have
been made to avoid or minimise harm to heritage significance through this process; in
tandem with securing the delivery of a substantial number of enhancements (i.e.
“heritage benefits”).

It is acknowledged that during the pre-application stage the Historic Building
Consultant to the local planning authority commented that in their view some aspects
of the scheme (including proposed adaptations to the listed buildings to facilitate their
reuse, demolition of No.175 Friar Street, and also the larger scale and massing of new
built form relative that existing) would result in harm to heritage significance. It has
been clarified through discussions with officers as part of ongoing discussions that such
alleged harm would in their own view be caused to the significance of the conservation
area, that of the listed buildings on the Site, as well as the nearby listed Town Hall and
Church of St Laurence. This does not however accord with our own assessment of the
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heritage impacts of the new scheme (or the previously approved 2019 scheme), as set
out previously in this report.

We understand that the meaning of preservation under the relevant duties of the Act
for listed buildings and conservation areas can be taken to be the avoidance of harm.
However, our interpretation of the weight case law is that any such presumption is not
overriding or irrebuttable, and that there have been and again will be cases for
development / works where such harm would be outweighed by other material
considerations powerful enough to do so. This alternative scenario is returned to again
when we discuss the weighing of the overall planning balance in relation to the scheme
in the context of national planning policy later in this Section (and also most
importantly in the accompanying Planning Statement to this application).

National Policy - NPPF 2019 and NPPG

5.73
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In accordance with the requirements of paragraphs 189-190 of the NPPF, the
significance (and setting) of the identified designated heritage assets within the Site
and the local area have been described in this report in a manner proportionate to
each of the assets’ importance and also sufficient to understand the potential impact
of the application proposals on that significance (set out in Sections 2-4).

The full supporting material to this application submission demonstrates how due
account has taken in developing the revised approach for the reuse and revitalisation
of the existing Site of the key principles set out in paragraph 192 of the NPPF. This
paragraph encourages development proposals to consider the desirability of sustaining
and also enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation, which is reflected in the beneficial new uses
proposed to safeguard the future of the listed buildings on Site; supporting the positive
contribution that the conservation of heritage assets can make to sustainable
communities including their economic vitality, again reflected in the contribution the
reuse of the listed buildings would make to the vitality and vibrancy of the town centre,
and also a new mix of uses and replacement built form / public realm; and, also the
desirability of new development making its own positive contribution to local character
and distinctiveness, as reflected in the quality of the architectural approach to
proposed new buildings and spaces sympathetic to the key characteristics of this
townscape.

Importantly, these proposals for the reuse and revitalisation of historic buildings
addressing the Market Place would align with and support the objective recent
government-funded “High Streets Heritage Action Zone” programme for Reading town
centre, which is being delivered by Historic England, and which is intended unlock the
potential of high streets across England, fuelling economic, social and cultural recovery.

With regard to the likely affected designated heritage assets, paragraph 193 sets out
that great weight should be given to their conservation. Helpfully, Annex 2 of the NPPF
defines the term “conservation” as the process of maintaining and managing change to
a heritage asset in a way that sustains and, where appropriate, enhances its
significance. In our view this is not intended by national policy to be a process that
looks to prevent change or arrest development, particularly where new development /
works can been shown to have been well-considered and well-designed within its
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historic context, has sought to avoid or minimise heritage harm through the design
process, and also has the potential to deliver a substantial number of “public benefits”,
including “heritage benefits”. It is our assessment that in overall terms these
designated heritage assets would each be conserved, and their significance either
unaffected, sustained or to a degree enhanced.

The NPPF sets out at paragraph 194 that any harm to, or loss of, the significance of a
designated heritage asset should require clear and convincing justification. Again it is
our own assessment that in overall terms harm would be avoided to heritage
significance as a result of this scheme (both the conservation area and listed buildings).
The further paragraphs of the NPPF in relation to heritage harm (195-196 and 201)
should not therefore automatically apply.

However, it is acknowledged that this is not the position of the Historic Building
Consultant (as has been recorded during pre-application discussions with officers).
Their view is that harm would be caused to the significance of the conservation area,
that of the listed buildings on the Site, as well as the nearby listed Town Hall and
Church of St Laurence, as a result of the scheme - through proposed adaptations to the
listed buildings to facilitate their reuse, demolition of No0.175 Friar Street, and the
larger scale and massing of new built form relative that existing. Within this scenario, it
is our view that any such alleged harm to the significance of one or more of the
identified designated heritage assets, as a result of any direct and or indirect impacts of
the new scheme, could only reasonably be regarded as minor in magnitude. Such
minor harm could only fall within the NPPF definition of “less than substantial”, and
also at the lower end of this spectrum as guided by NPPG*’.

Paragraph 196 of the NPPF concerns proposals which could lead to “less than
substantial” harm to the significance of designated heritage assets. This states that
under these circumstances any such harm should be weighed against the “public
benefits” presented by the scheme proposals as a whole. Accordingly, the substantial
“public benefits” that would flow from the proposed reuse and redevelopment of the
Site are described in full in the supporting Planning Statement through its wider
discussion of all the relevant planning considerations. Looking to the wider planning
balance in this case, it is one of the key conclusions of the Planning Statement that any
alleged minor harm to the significance of designated heritage asset(s) would be
outweighed by the substantial public benefits that this scheme would deliver overall; in
the terms of the NPPF when read as a whole, and also in light of the overarching
statutory duties of the 1990 Act.

NPPG further defines that public benefits can also include “heritage benefits”, which
are changes that would enhance or better reveal the significance of heritage assets®.
By definition, “heritage benefits” can also enhance the contribution of the setting of a
heritage asset, reduce or remove risks to a heritage asset, and securing the optimum
viable use of a heritage asset in support of its long term conservation. As previously
described in this Section, we have identified a substantial number of such “heritage
benefits” that would not only better reveal the significance of the listed buildings on
Site through safeguarding their reuse and repair, but also enhance the character and

37 NPPG, Paragraph: 017 Reference ID: 18a-017-20140306
38 NPPG, Paragraph: 020 Reference ID: 18a-020-20140306



appearance of the conservation area and the shared setting of nearby listed buildings
through a new mix of uses and high quality architectural / landscape design. In
summary, the identified heritage benefits can be listed as:

. Securing the viable reuse of the listed buildings on Site (which are currently
vacant and their conditions deteriorating) in the interests of their future
conservation;

. Works of required repair, refurbishment and ongoing maintenance of the
historic buildings, funded by their conversion and reuse;

. Reinstatement of a private residential entrance to the front elevation of Nos.27-
28 Market Place;

. Reinstatement of the front elevation of the former Coopers Arms closer to its
original appearance;

. Removal of unsympathetic modern extensions to the rear elevations of the
former Coopers Arms and No.32 Market Place, to better reveal the historic form
and appearance of the listed buildings;

. Reinstatement of traditional timber sash window frames to No.32 Market Place;

. Reinstatement of the rear room of Nos.27-28 Market Place to its original
ownership / function;

. Reinstatement of the original proportions of the street vault at basement level
to Nos.27-28 Market Place;

. Reinstatement of a staircase between the ground and upper floors of No.32
Market Place, as there would have been historically;

. Improvements to the immediate townscape setting of Nos.23-26 Market Place,
Church of St Laurence, Town Hall complex, Nos.33-34 Market Place, Corn
Exchange Arcade Entrance, and Queen Victoria Jubilee Statue, through the
creation of high-quality new architecture and public realm / pedestrian route on
Site;

. Reinstatement of the historic building line along the north side of the Site and
around the corner from Friar Street to the Market Place; remedying an
unsympathetic post-war change to the historic townscape;

. Delivery of an appropriate mix of commercial and residential uses on Site,
accommodated within existing retained historic buildings or high-quality new
architecture which has been tailored specifically for its historic context;

. Delivery of improved permeability through the urban block and Site as part of its
connections to the surrounding townscape. Including reinstatement of a route
from Friar Street to Market Way to the Market Place, and new open rear yard
space, that reflects the former arcade and also the historic street pattern; and
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. New animation, vitality and visual interest for the street scene and wider
townscape.

It has been identified in the past by officers of the local planning authority that No.175
Friar Street within the Site has the potential to be considered as a non-designated
heritage asset for the purposes of the NPPF (i.e. a material planning consideration).
Accordingly, paragraph 197 of the NPPF sets out that in weighing applications that
directly or indirectly affect such heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage
asset.

With this in mind, we have assessed in the preceding Section of this report that No.175
is a building of only very limited local architectural or historic significance. Therefore its
proposed demolition would similarly only have a limited impact on the heritage
interest of the town centre. The substantial “public benefits” that would flow from the
proposed scheme for the Site as a whole would clearly outweigh any alleged very
limited harm associated with the loss of this building as part of the wider planning
balance — as is again set out overall in the Planning Statement supporting this
application.

The identification and delivery of heritage benefits — described earlier in this Section -
responds to paragraph 200 of the NPPF that encourages local planning authorities to
look for opportunities for new development within conservation areas, and also within
the setting of other heritage assets, to enhance or better reveal their significance.

Development Plan - Local Plan 2019
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It is our assessment (as previously described in this Section of the report) that overall
terms this new application scheme would be in accordance with the requirements of
local Policy EN1, which expect such proposals to protect, and where possible enhance,
the significance of designated heritage assets and their settings, and also to seek to
avoid harm. Also to comply with the requirements of this policy, this Heritage
Statement report has been prepared to describe in detail the built heritage impacts
relevant to this application.

Overall these proposals would also accord with the requirements of Policy EN3, which
states that the character and architecture of conservation areas should be conserved
and enhanced. The retention, reuse and repair of the historic buildings on Site, as well
as the high quality of the proposed mix of uses and architectural / landscape design for
new built form and spaces, would all make a positive contribution to local character
and distinctiveness. As required by this policy, the published Conservation Area
Appraisal and its associated guidance has also been reviewed as part of our assessment
of heritage significance and impacts.

With regard to Policy ENG, this report, the DAS and also other supporting material for
this application submission demonstrates how study of the historic environment has
informed and shaped the proposed development for this Site. The new uses and
proposed design would overall make a positive contribution to the historic character
and architectural and visual qualities of the local area. As has been previously
described, the relevant factors of this policy have been duly considered through the
proposed design; in relation to the scale, height, mass, proportion, plot size, street
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form, materials, significant vistas and views, and open spaces of the Site’s townscape
context (a). The design of this scheme has accordingly been sensitive to its historic
context (b), including reference to locally distinctive building materials (c). The
proposed active reuse of probably the oldest secular buildings in Reading town centre
would in addition promote the appreciation of, and improve access to, previously
neglected heritage assets (d).

With regard to the specific allocation of this Site for future redevelopment within the
Local Plan, the relevant development principles have been duly considered through the
design process for this scheme (Policy CR14d). The proposed new and optimised uses
of the existing historic buildings, and also the remainder of the Site, would contribute
positively to the characteristic diversity of uses, vibrancy and vitality of the town
centre. Street level frontages would be re-activated, and the historic arcade form
would be recreated with a public passageway and enclosed yard space through the Site
/ urban block from Friar Street to Market Way and out back onto the Market Place. In
overall terms this scheme would avoid detrimental effects on the significance or setting
of the listed buildings and the conservation area.
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Summary and Conclusions

This new Heritage Statement has been prepared by Turley Heritage on behalf of our
Client and the Applicant, to provide relevant and proportionate information to the
local planning authority with regard to likely built heritage impacts, and in support of
applications for Listed Building Consent and Planning Permission for the proposed
development / works of the reuse, revitalisation and associated adaptations of the
existing historic buildings on Site (Nos.27-32 Market Place), alongside a new mix of
uses and replacement built form and public spaces on the remainder of this Site
(Nos.173-175 Friar Street). It has been identified that this Site is located partly within
the Market Place / London Street Conservation Area and also includes a number of
statutory listed buildings.

The requirement for this report stems from Section 66 of the Planning (Listed Buildings
and Conservation Areas) Act 1990, which places a duty upon the local planning
authority in determining applications for development affecting listed buildings to pay
special regard to the desirability of preserving these building or their settings. Under
Section 72, the Act also requires that special attention be given to preserving or
enhancing the character or appearance of a conservation area with regard to
development within that area.

To comply with these statutory duties and also national planning policy, as set out in
the NPPF 2019 (paragraphs 189-190), the designated heritage assets that have the
potential to be affected (either directly or indirectly) by these proposals have been
identified and their significance described proportionately as part of this report
(Sections 2-4). This is our updated built heritage baseline upon which the impacts of
proposed change has been assessed by our team.

Section 5 then provides a review of the revised scheme and its likely impacts on the
significance (and setting) of the identified designated heritage assets. This assessment
has been undertaken in overall terms in light of the relevant statutory duties, national
and local planning policy and guidance for change within the historic environment. As
part of this assessment of impacts we have also identified that these proposals have
the potential to deliver a substantial number of “heritage benefits” (listed previously at
paragraph 5.80 of this report). These proposals for the reuse and revitalisation of
historic buildings addressing the Market Place would align with and support the
objective recent government-funded “High Streets Heritage Action Zone” programme
for Reading town centre, which is being delivered by Historic England, and which is
intended unlock the potential of high streets across England, fuelling economic, social
and cultural recovery.

Notwithstanding these public benefits, it has also been identified through pre-
application discussions with officers that there is the potential in their view for aspects
of these proposals (including proposed adaptations to the listed buildings to facilitate
their reuse, demolition of No.175 Friar Street, and the larger scale and massing of new
built form relative that existing) to result in a degree of harm to the significance of the
designated heritage asset(s). For this scheme it is our own view that any such alleged
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heritage harm could only be considered to be minor, and measured at the lower end of
the spectrum of “less than substantial” in terms of the NPPF.

In the light of the relevant statutory duties, national policy sets out that in cases of less
than substantial harm to the significance of designated heritage assets, such impacts
should be weighed against the wider “public benefits” of the proposals, as part of any
overall balanced and proportionate planning judgement. Substantial public benefits
would be delivered by this scheme - as identified in full in the accompanying Planning
Statement. In making that planning balance, the Planning Statement concludes that
any potential minor harm to heritage significance would be decisively outweighed by
the wider public (and also heritage) benefits that would be delivered by these
proposals as a whole.

It is our own assessment of the revised scheme that in overall terms the designated
heritage assets within our defined study area of the Site would each be conserved, and
their significance either enhanced, sustained or unaffected. We have accordingly
identified that aspects of these new proposals have the potential to deliver “heritage
benefits” that would enhance or better reveal the significance of several of these
heritage assets.

In conclusion, these application proposals would therefore be in accordance with the
principles of the relevant statutory duties of the Planning (Listed Buildings and
Conservation Areas) Act 1990 with regard to conservation areas and listed buildings,
national policy set out in the NPPF 2019 (paragraphs 189-190, 192-194, 196 and 200-
201) and supported by NPPG, and local policy and guidance, including the Reading
Borough Local Plan 2019.



Appendix 1: Conservation Area Boundary Map

Market Place / London Street Conservation Area

Including, conservation area townscape appraisal map for character area 1
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Appendix 2: List Entries

Nos.27-28 Market Place
The Coopers Public House (Nos.29-31 Market Place)

No.32 Market Place



27 AND 28, MARKET PLACE

List Entry Summary

This building is listed under the Planning (Listed Buildings and Conservation
Areas) Act 1990 as amended for its special architectural or historic interest.
Name: 27 AND 28, MARKET PLACE

List entry Number: 1302967

Location

27 AND 28, MARKET PLACE

The building may lie within the boundary of more than one authority.
County:

District: Reading

District Type: Unitary Authority

Parish:

National Park: Not applicable to this List entry.

Grade: 11

Date first listed: 22-Mar-1957

Date of most recent amendment: Not applicable to this List entry.

Legacy System Information

The contents of this record have been generated from a legacy data system.
Legacy System: LBS

UID: 39074

Asset Groupings

This list entry does not comprise part of an Asset Grouping. Asset Groupings are
not part of the official record but are added later for information.

List entry Description

Summary of Building
Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation



Legacy Record - This information may be included in the List Entry Details.

History
Legacy Record - This information may be included in the List Entry Details.

Details

MARKET PLACE 1. 5128 [West Side] Nos 27 and 28 SU 7173 NE 1/206
22.3.57. Il GV 2. Early C17 possibly older. 3 storeys and attic. Double jettied
timber-frame with stucco infilling, pebbledashed. Tiled roof with crested ridge
and ornamental cast iron gutter to eaves. Moulded 2nd floor jetty. 2 dormers. 2
original bay windows with mullion windows on each floor. Decorative lead work
in upper part of windows. C18 shop front retained to ground floor with coved
fascia and engaged columns. Outer doors, 5 panel (raised and fielded) with plain

overlight to right, modern door to left (to No 29). Interior: 1st floor ceilings
divided into panels by moulded strips.

Listing NGR: SU7169073501

Selected Sources

Legacy Record - This information may be included in the List Entry Details

National Grid Reference: SU 71688 73504
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THE COOPERS PUBLIC HOUSE

List Entry Summary

This building is listed under the Planning (Listed Buildings and Conservation
Areas) Act 1990 as amended for its special architectural or historic interest.
Name: THE COOPERS PUBLIC HOUSE

List entry Number: 1113537

Location

THE COOPERS PUBLIC HOUSE, 29-31, MARKET PLACE

The building may lie within the boundary of more than one authority.
County:

District: Reading

District Type: Unitary Authority

Parish:

National Park: Not applicable to this List entry.

Grade: 11

Date first listed: 26-Jul-1973

Date of most recent amendment: Not applicable to this List entry.

Legacy System Information

The contents of this record have been generated from a legacy data system.
Legacy System: LBS

UID: 39075

Asset Groupings

This list entry does not comprise part of an Asset Grouping. Asset Groupings are
not part of the official record but are added later for information.

List entry Description

Summary of Building
Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation



Legacy Record - This information may be included in the List Entry Details.

History
Legacy Record - This information may be included in the List Entry Details.

Details

MARKET PLACE 1. 5128 (West Side) Nos 29 to 31 (consec) (The Coopers
Public House) SU 7173 SE 1/311 SU 7173 NE 3/311 26.7.73. I1 GV 2. C17
altered. False exposed timbering to front with 4 bays of 3 light casements in
stucco infill. Wooden modillion cornice to parapet. Tiled roof. 2 C20 dormers.
Rusticated stucco on ground floor with glazing bar shopfronts (modern to left,
early C19 to right) and central entrance, pilastered doorpiece with fluted caps and
scroll brackets to open pediment. 2 panel door with high arched radiating
fanlight. Timber framing in gables to rear. Interior contains re-used fittings
probably from C16 or C17 house. The Lounge Bar has oak panelled portion with
good C16 or early C17 strapwork overmantel. 4 fluted Doric columns flanked by
2 enriched Doric columns and with 'wild men' herm-pilasters. Modillion cornice.
The exit to No 29 has a fine door with circa 1600 decoration of recessed niche
panels: to outside Ionic female herms, to interior fluted Ionic pilasters.

Listing NGR: SU7168073499

Selected Sources

Legacy Record - This information may be included in the List Entry Details

National Grid Reference: SU 71686 73495

Map
g‘ % oy STREEF ) o
B 5 VALE / .
] = 9 1 Ny AT
2 :1 % ; W
2 y oy N A { N
5 z = % e LN
o - = AV o
2 [ %
3 %,
L, & R
¥ FRiAR sy
¥ STRegr - ot
- o ) ; TNE
2 -#BB0T S
= = ]
‘z‘ a2 HE orB R
= 8 - :
H = .
&
I'_'\
A
‘%Nh‘ '5?
Fig, (™
_ &2
= #7F
- 1
8y, < < :
v % S
Mo - oo, =
F = ,.sﬁi‘ =
& v : =
. ™ " ——
A
K
WG sTR et
=
™ KWNG'S Roap
z - ;
JRSTE STRE § % \
i v v =5
% k '
L l'; S



32, MARKET PLACE

List Entry Summary

This building is listed under the Planning (Listed Buildings and Conservation
Areas) Act 1990 as amended for its special architectural or historic interest.
Name: 32, MARKET PLACE

List entry Number: 1156271

Location

32, MARKET PLACE

The building may lie within the boundary of more than one authority.
County:

District: Reading

District Type: Unitary Authority

Parish:

National Park: Not applicable to this List entry.

Grade: 11

Date first listed: 14-Dec-1978

Date of most recent amendment: Not applicable to this List entry.

Legacy System Information

The contents of this record have been generated from a legacy data system.
Legacy System: LBS

UID: 39076

Asset Groupings

This list entry does not comprise part of an Asset Grouping. Asset Groupings are
not part of the official record but are added later for information.

List entry Description

Summary of Building
Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation



Legacy Record - This information may be included in the List Entry Details.

History
Legacy Record - This information may be included in the List Entry Details.

Details

MARKET PLACE 1. 5128 (West side) No 32 SU 7173 SE 3/532 11 GV 2. Mid
C19 . 4 storeys with bands between floors. Painted brick. 3 bays, glazing bar sash
windows with segmental heads and keys. Moulded cornice to blocking course.
Concealed roof. Modern ground floor premises with retrains of moulded fascia
cornice over. Included for group value.

Listing NGR: SU7167873488

Selected Sources
Legacy Record - This information may be included in the List Entry Details

National Grid Reference: SU 71683 73486
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Appendix 3: Heritage Legislation, Planning Policy
and Guidance



Statutory Duties

The Planning (Listed Buildings and Conservation Areas) Act 1990
The Planning (Listed Buildings and Conservation Areas) Act 1990 provides that listed building
consent is required for:

“(s.7) ... any works for the demolition of a listed building or for its alteration or
extension in any manner which would affect its character as a building of special
architectural or historic interest ...”

In determining such applications the following duty is placed upon the decision maker:

“s.16(2) In considering whether to grant listed building consent for any works the local
planning authority, or as the case may be, the Secretary of State shall have special
regard to the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses.”

Section 66 imposes a general duty as respects listed buildings in the exercise of planning
functions. Subsection (1) provides:

“In considering whether to grant planning permission for development which affects a
listed building or its setting, the local planning authority or, as the case may be, the
Secretary of State shall have special regard to the desirability of preserving the building
or its setting or any features of special architectural or historic interest which it
possesses.’

With regard to applications for planning permission within conservation areas, it is set out in
Section 72(1) that:

‘In the exercise, with respect to any buildings or other land in a conservation area, of any
powers under any of the provisions mentioned in subsection (2), special attention shall
be paid to the desirability of preserving or enhancing the character or appearance of
that area.’

Recent case law* has confirmed that Parliament’s intention in enacting section 66(1) of the
1990 Act was that decision-makers should give ‘considerable importance and weight’ to the
desirability of preserving the setting of listed buildings, where ‘preserve’ means to ‘to do no
harm’. This duty must be borne in mind when considering any harm that may accrue and the
balancing of such harm against public benefits as required by national planning policy. Case
law has confirmed that this weight can also be applied to the statutory tests in respect of
conservation areas.”® The Secretary of State has confirmed?* that ‘considerable importance
and weight’ is not synonymous with ‘overriding importance and weight’.

Importantly, the meaning of preservation in this context, and for both listed buildings and
conservation areas, as informed by case law, is taken to be the avoidance of harm.

39 Barnwell Manor Wind Energy Limited and (1) East Northamptonshire District Council (2) English Heritage (3) National Trust (4)
The Secretary of State for Communities and Local Governments, Case No: C1/2013/0843, 18th February 2014.

“°The Forge Field Society v Sevenoaks District Council [2014] EWHC 1895 (Admin); North Norfolk District Council v Secretary of
State for Communities and Local Government [2014] EWHC 279 (Admin).

41 Appeal by Crudance Strategic Ltd: Land at Razor’s Farm, Chineham, Basingtstoke (ref. APP/H1705/A/13/2205929), 2014.



It has been demonstrated that section 72 requires attention to be directed to the effect on the
conservation area as a whole rather than on particular parts of it.*?

National Policy

National Planning Policy Framework (NPPF) 2019

The National Planning Policy Framework (NPPF) was introduced in March 2012 as the full
statement of Government planning policies covering all aspects of the planning process. This
document was revised and re-published by the Ministry of Housing, Communities and Local
Government in February 2019.

The glossary of the NPPF (Annex 2) defines conservation as the process of maintaining and
managing change to a heritage asset in a way that sustains and, where appropriate, enhances
its significance.

Chapter 16 of the NPPF outlines the Government’s guidance regarding conserving and
enhancing the historic environment in more detail.

Paragraph 189 requires the significance of the heritage assets, which may be affected by the
proposals to be described as part of any submission, ideally as part of a Heritage Statement
report. The level of detail should be proportionate to the importance of the assets and sufficient
to understand the potential impact of the proposals on their significance. Paragraph 190 sets
out that local planning authorities should also identify and assess the particular significance of
heritage assets that may be affected by proposals. They should take this assessment into
account when considering the impact of proposals in order to avoid or minimise conflict
between the heritage asset’s conservation and any aspect of the proposal.

Paragraph 192 states that local planning authorities should take account of the desirability of
sustaining and enhancing the significance of all heritage assets and putting them into viable uses
consistent with their conservation, the positive contribution that conservation of heritage assets
can make to sustainable communities including their economic vitality, and the desirability of
new development making a positive contribution to local character and distinctiveness.

Paragraph 193 states that when considering the impact of a proposed development on the
significance of a designated heritage asset, such as a conservation area or listed building, great
weight should be given to the asset’s conservation (and the more important the asset, the
greater the weight should be). This is irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its significance.

Under paragraph 194 itis also set out that any harm to, or loss of, the significance of a designated
heritage asset should require clear and convincing justification. Paragraph 195 outlines that local
planning authorities should refuse consent where a proposal will lead to substantial harm or
total loss of significance, unless it can be demonstrated that this is necessary to deliver
substantial public benefits that outweigh such harm or loss, or a number of other tests can be
satisfied. Paragraph 196 concerns proposals which will lead to less than substantial harm to the
significance of a designated heritage asset. Here harm should be weighed against the public
benefits, including securing the optimum viable use, where appropriate.

42 south Oxfordshire DC v SSE & J Donaldson [1991] CO/1440/89.



Paragraph 197 sets out that the effect of an application on the significance of a non-designated
heritage asset should also be taken into account in determining that application. In weighing
applications that directly or indirectly affect non-designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or loss and the significance
of the heritage asset.

Paragraph 200 encourages local planning authorities to look for opportunities for new
development within conservation areas and within the setting of heritage assets, such as listed
buildings, to enhance or better reveal their significance. It also states that proposals that
preserve those elements of the setting that make a positive contribution to or better reveal the
significance of a heritage asset should be treated favourably.

Paragraph 201 establishes that not all elements of a conservation area will necessarily
contribute to its significance. Loss of a building (or other element) which makes a positive
contribution to the significance of the conservation area should be treated either as substantial
harm under paragraph 195 or less than substantial harm under paragraph 196, as appropriate,
taking into account the relative significance of the element affected and its contribution to the
significance of the area as a whole.

Development Plan

Reading Borough Council Local Plan 2019

The Local Plan for Reading is the document that contains the policies for how Reading will
develop up to 2036, which is the end date of the plan. It identifies the amount of development
that will take place, the areas and sites where development is expected to be accommodated,
and where it will be restricted, and sets out policies for how planning applications will be
decided. The Local Plan was adopted in November 2019.

The Local Plan replaces all existing development plans in Reading, including the Core Strategy
(adopted 2008, amended 2015), Reading Central Area Action Plan (adopted 2009) and Sites
and Detailed Policies Document (adopted 2012, amended 2015).

Policy EN1 (Protection and enhancement of the historic environment) sets out that:

“Historic features, areas of historic importance and other elements of the historic
environment, including their settings will be protected and where possible enhanced. This
will include:

Listed Buildings;

Conservation Areas;

Scheduled Monuments;
Historic parks and gardens; and

Other features with local or national significance, such as sites and features of
archaeological importance, and assets on the Local List.

All proposals will be expected to protect and where possible enhance the significance of



heritage assets and their settings, the historic character and local distinctiveness of the
area in which they are located. Proposals should seek to avoid harm in the first instance.
Any harm to or loss of a heritage asset should require clear and convincing justification,
usually in the form of public benefits.

Applications which affect Listed Buildings will not have an adverse impact on those
elements which contribute to their special architectural or historic interest including,
where appropriate, their settings.

Applications which affect Historic Parks and Gardens will safequard features which form
an integral part of the special character or appearance of the park or garden.
Development will not detract from the enjoyment, layout, design, character, appearance,
features or setting of the park or garden, key views out from the park, or prejudice its
future restoration.

Applications which affect, or have the potential to affect, the significant features of
heritage assets should be justified by a Heritage Statement.

The Council will monitor buildings and other heritage assets at risk through neglect,
decay or other threats, proactively seeking solutions for assets at risk including
consideration of appropriate development schemes that will ensure the repair and
maintenance of the asset, and, as a last resort, using its statutory powers.

Where there is evidence of deliberate neglect or of damage to a heritage asset, the
deteriorated state of the heritage asset should not be taken into account in any decision.”

Policy EN3 (enhancement of conservation areas) states that:

“The special interest, character and architecture of Conservation Areas will be conserved
and enhanced. Development proposals within Conservation Areas must make a positive
contribution to local character and distinctiveness. Positive consideration will be given to
proposals which take opportunities to enhance the character of conservation areas.
These may include:

Reducing visual clutter caused by negative factors, such as poles and overhead wires,
satellite dishes or unnecessary street furniture;

Restoring original building features;
Removing inappropriate additions or alterations to buildings;

Protecting and encouraging the maintenance of green spaces and important trees,
particularly where they are intrinsic to the history and character of the area;

Improving signage and street furniture;
Restoring or re-establishing appropriate paving, railings or walls;
Sympathetic landscaping and planting;

Improving or restoring green spaces, including front gardens, that are appropriate to the



historic interest of a Conservation Area;
Signage that reveals and promotes the Conservation Area and its boundaries;
Interpretation panels to inform the public of the area’s historical significance.

Where a Conservation Area Appraisal and Management Plan has been adopted for a
particular Conservation Area, this will be a material consideration in determining
applications for development.”

Policy EN4 (locally important heritage assets) states that:

“Development proposals that affect locally important heritage assets will demonstrate
that development conserves architectural, archaeological or historical significance which
may include the appearance, character and setting of the asset.

Planning permission may be granted in cases where a proposal could result in harm to or
loss of a locally important heritage asset only where it can be demonstrated that the
benefits of the development significantly outweigh the asset’s significance. Where it is
accepted by the Local Planning Authority that retention is not important, recording of the
heritage asset should be undertaken and submitted alongside development proposals.
Replacement buildings should draw upon heritage elements of the previous design,
incorporating historical qualities that made the previous building significant. This may
include appearance, scale and architectural quality.”

Policy EN6 (new development in an historic context) sets out that:

“In areas characterised by heritage assets, the historic environment will inform and shape
new development. New development will make a contribution to the historic character
of the area by respecting and enhancing its architectural and visual qualities and
considering how heritage considerations can influence the design of new development.
When determining planning applications for new development, the following factors will
be taken into consideration:

a. The positive contribution of the development to the existing historic townscape (scale,
height, mass, proportion, plot size, street form, materials, significant vistas and views,
and open space);

b. Sensitivity to historic context;

c. Reflection of borough-wide major heritage themes that contribute to local
distinctiveness (e.g. patterned brickwork or former worker terraced housing);

d. Whether development promotes and/or improves access to previously undiscovered
or neglected historic significance.”

With regard to Central Reading and its area-specific policies, the historic environment is
identified as part of the context to its planned future growth. Area Policy CR2 (Design in Central
Reading) sets out more broadly that:

“Applications for development within Central Reading should demonstrate the following



attributes:

a. Development will build on and respect the existing grid layout structure of the central
area, providing continuity and enclosure through appropriate relationships between
buildings and spaces, and frontages that engage with the street at lower levels, and
contributing towards enhanced ease of movement through and around the central area;

b. Development will provide appropriate, well designed public spaces and other public
realm, including squares, open spaces, streetscape, utilising high quality and well-
maintained hard and soft landscaped areas, and public art, that provide suitable
functions and interest, sense of place and safe and convenient linkages to adjoining
areas;

¢. Development should consider and, where possible, include ways of providing green
infrastructure designed into the development, for instance through roof gardens, green
walls and green roofs, to enhance the otherwise very urban environment;

d. The architectural details and materials used in the central area should be high quality
and respect the form and quality of the detailing and materials in areas local to the
development site;

e. Development and any associated public realm should contribute to the diversity of the
central area, be capable of easy adaptation over time to meet changing circumstances,
and be designed to enhance community safety; and

f. Development should be designed with consideration of adjacent development sites,
and should not prevent or cause unreasonable burdens on the future development of
those sites.”

In addition, Policy CR3 (Public Realm in Central Reading) also sets out that:

“Proposals for new development will need to make a positive contribution towards the
quality of the public realm of the central area and will be assessed against the following
criteria: ...”

The application Site falls within the category of “Other Sites for Development in Central Reading”
(Policy CR14). Development principles for this specific site are set out as:

“CR14d 173-175 FRIAR STREET AND 27-32 MARKET PLACE

Change of use of listed buildings and development of remainder for residential and/or
offices with retail and related uses on the ground floor, retaining the arcade form.

Development should:

- Avoid detrimental effects on the significance of the listed building and the Conservation
Area and their settings;

- Take account of potential archaeological significance;

- Address noise impacts on residential use; and



- Address air quality impacts on residential use.
Site size: 0.18 ha 36-54 dwellings plus ground floor town centre uses.”

Supplementary Planning Documents / Guidance
The following supplementary planning documents or guidance to the Local Plan are also relevant
to the consideration of this scheme and its impacts on heritage significance:

Reading Borough Council: Market Place / London Street Conservation Area Appraisal
2007

Reading Borough Council: City Centre Framework 2008

Other Guidance and Material Considerations

National Planning Practice Guidance (NPPG)

National Planning Practice Guidance was first issued by the Government in 2014 as a living web
resource, including a category on conserving and enhancing the historic environment. This is
intended to provide more detailed guidance and information with regard to the implementation
of national policy set out in the NPPF, and has been updated most recently in 2019 to reflect
policy and case law changes.

Department of Culture, Media and Sport Circular: Principles of Selection for Listing Buildings
2018

The Principles of Selection for listing buildings sets out the general criteria for assessing the
special interest of a building in paragraph 16, as below:

“Architectural Interest. To be of special architectural interest a building must be of
importance in its architectural design, decoration or craftsmanship; special interest may
also apply to nationally important examples of particular building types and techniques
(e.g. buildings displaying technological innovation or virtuosity) and significant plan
forms;

Historic Interest. To be of special historic interest a building must illustrate important
aspects of the nation’s social, economic, cultural, or military history and/or have close
historical associations with nationally important people. There should normally be some
quality of interest in the physical fabric of the building itself to justify the statutory
protection afforded by listing.”

When making a listing decision, paragraph 17 sets out that the Secretary of State may also take
into account:

“Group value: The extent to which the exterior of the building contributes to the
architectural or historic interest of any group of buildings of which it forms part,
generally known as group value. The Secretary of State will take this into account
particularly where buildings comprise an important architectural or historic unity or a
fine example of planning (e.g. squares, terraces or model villages) or where there is a
historical functional relationship between the buildings. Sometimes group value will be
achieved through a co-location of diverse buildings of different types and dates.



Fixtures and features of a building and curtilage buildings: The desirability of preserving, on the
grounds of its architectural or historic interest, any feature of the building consisting of a man-
made object or structure fixed to the building or forming part of the land and comprised within
the curtilage of the building.

The character or appearance of conservation areas: In accordance with the terms of section 72
of the 1990 Act, when making listing decisions in respect of a building in a conservation area,
the Secretary of State will pay special attention to the desirability of preserving or enhancing the
character or appearance of that area.”

General principles for selection are also set out in this advice, in paragraphs 18-23. These
include: Age and rarity; Buildings less than 30 years old; Aesthetic merits; Selectivity; and
National interest, although State of repair will not usually be a relevant consideration.

In addition to the criteria and general principles set out in the guidance, a number of Selection
Guides for different building types have been published by Historic England, first in 2011 and
then later updated. These Selection Guides provide further information regarding each building
type, and demonstrate what features are considered significant and likely to make a building of
special architectural or historic interest when assessing each building type.

Historic England, Historic Environment Good Practice Advice in Planning Note 2: Managing
Significance in Decision-Taking in the Historic Environment 2015

This document provides advice on the implementation of historic environment policy in the
Framework and the related guidance given in the PPG. For the purposes of this report, the advice
includes: assessing the significance of heritage assets; using appropriate expertise; and also
historic environment records.

It provides a suggested staged approach to decision-making where there may be a potential
impact on the historic environment:

“1. Understand the significance of the affected assets;
2. Understand the impact of the proposal on that significance;

3. Avoid, minimise and mitigate impact in a way that meets the objectives of the
Framework;

4. Look for opportunities to better reveal or enhance significance;

5. Justify any harmful impacts in terms of the sustainable development objective of
conserving significance and the need for change;

6. Offset negative impacts on aspects of significance by enhancing others through
recording, disseminating and archiving archaeological and historical interest of the
important elements of the heritage assets affected.”

With particular regard to design and local distinctiveness, advice sets out that both the With
regard to design and local distinctiveness, advice sets out that both the NPPF (section 7) and
NPPG (section ID26) contain detail on why good design is important and how it can be achieved.
In terms of the historic environment, some or all of the following factors may influence what will



make the scale, height, massing, alignment, materials and proposed use of new development
successful in its context:

. The history of the place
. The relationship of the proposal to its specific site

. The significance of nearby assets and the contribution of their setting,
recognising that this is a dynamic concept

. The general character and distinctiveness of the area in its widest sense,
including the general character of local buildings, spaces, public realm and the
landscape, the grain of the surroundings, which includes, for example the street
pattern and plot size

. The size and density of the proposal related to that of the existing and
neighbouring uses

. Landmarks and other built or landscape features which are key to a sense of
place
. The diversity or uniformity in style, construction, materials, colour, detailing,

decoration and period of existing buildings and spaces

. The topography

. Views into, through and from the site and its surroundings
. Landscape design
. The current and historic uses in the area and the urban grain

. The quality of the materials

Historic England: Historic Environment Good Practice Advice in Planning Note 3: The Setting
of Heritage Assets 2017 (2" Edition)

GPA Note 3 provides information to assist in implementing historic environment policy with
regard to the managing change within the setting of heritage assets, and also now views analysis.
This also provides a toolkit for assessing the implications of development proposals affecting
setting and views. A series of stages are recommended for assessment, these are:

. Step 1: identifying the heritage assets affected and their settings

. Step 2: assessing whether, how and to what degree these settings make a
contribution to the significance of the heritage asset(s)

. Step 3: assessing the effect of the proposed development
. Step 4: maximising enhancement and minimising harm

. Step 5: making and documenting the decision and monitoring outcomes.



Historic England: Advice Note 1: Conservation Area Designation, Appraisal and Management
2019 (2" Edition)

This Historic England Advice Note supports the NPPF and NPPG, and is intended to set out
ways to manage change in a way that conserves and enhances historic areas through
conservation area designation, appraisal and management. It seeks to offer advice to all those
involved in managing conservation areas so that the potential of historic areas worthy of
protection is fully realised, the need for community and owner consultation examined, and the
benefits of management plans to manage change, and achieve regeneration and
enhancement, fully exploited. Advice on appraisal of conservation areas is also given, as
assistance in demonstrating special interest and articulating character, guiding investment,
and in developing a management plan.

This guidance also outline that it will be helpful to identify those key unlisted buildings that
make an important contribution to the character of the conservation area, and its significance
/ special interest as a whole, as well as those which clearly detract from it and could be
replaced. A checklist of questions to help with this process is provided, where a positive
response to one or more of the following may indicate that a particular element within a
conservation area makes a positive contribution provided that its historic form and values
have not been eroded:

. Is it the work of a particular architect or designer of regional or local note?
. Does it have landmark quality?
. Does it reflect a substantial number of other elements in the conservation area in

age, style, materials, form or other characteristics?

. Does it relate to adjacent designated heritage assets in age, materials or in any
other historically significant way?

. Does it contribute positively to the setting of adjacent designated heritage
assets?
. Does it contribute to the quality of recognisable spaces including exteriors or

open spaces with a complex of public buildings?

. Is it associated with a designed landscape eg a significant wall, terracing or a
garden building?
. Does it individually, or as part of a group, illustrate the development of the

settlement in which it stands?

. Does it have significant historic association with features such as the historic
road layout, burgage plots, a town park or a landscape feature?

. Does it have historic associations with local people or past events?
. Does it reflect the traditional functional character or former uses in the area?

. Does its use contribute to the character or appearance of the area?



Historic England: Advice Note 2: Making Changes to Heritage Assets 2016

This advice note provides general advice according to different categories of intervention in
heritage assets, including repair, restoration, addition and alteration, as well as on works for
research alone. This covers different types of heritage assets, including buildings and other
structures; standing remains including earthworks; buried remains and marine sites; as well as
larger heritage assets including conservation areas, registered landscapes, and World Heritage
Sites.

Historic England: Advice Note 12: Statements of Heritage Significance 2019

This Historic England Advice Note provides general advice with regard to preparing statements
of heritage significance and also the analysing of significance for the full range of heritage
assets. This is designed primarily for applicants proposing changes to heritage assets, and
accords with the Framework as revised.

English Heritage (now Historic England): Conservation Principles: Policies and Guidance 2008
This guidance document sets out Historic England’s approach to making decisions and offering
guidance about all aspects of England’s historic environment. The contribution of elements of
a heritage asset or within its setting to its significance may be assessed in terms of its “heritage
values”:

“Evidential Value: the potential of a place to yield evidence about past human activity.

Historical Value: the ways in which past people, events and aspects of life can be
connected through a place to the present.

Aesthetic Value: the ways in which people draw sensory and intellectual stimulation
from a place.

Communal Value: the meanings of a place for the people who relate to it, or for whom
it figures in their collective experience or memory.’ (Paras. 30-60)”

A draft has been released for public consultation and subsequent revision of this document in
2018.
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