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Application Type: Full Planning Approval and Listed Building Consent
 

Address: 144 Southampton Street Reading  RG1 2RD
Proposal: Refurbishment and conversion of existing house into 4 HMO units
Summary
Objection – Reason for Refusal - The proposed refurbishment and conversion of existing house into 4 HMO units, by virtue of their detrimental impact on the historic plan form, harm the architectural design and setting by causing loss of historic fabric, original garden walls and soft landscaping would adversely affect the character and special architectural and historic interest of the building and its setting and fail to preserve or enhance the significance of the Grade II Listed Building. As such, the proposal would lead to less than substantial harm at the highest level to the significance of the heritage asset in conflict with Policy EN1 of the Reading Borough Local Plan (2019) and the NPPF (2023), and recommended for refusal on heritage grounds. 
Relevant policies and legislation
From the point of view of the historic environment, the main statutory tests are set out within the Planning (Listed Buildings and Conservation Areas) Act 1990. Sections 16(2) and 66 require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess. 
National Planning Policy and Guidance

The NPPF outlines government policy, including its policy in respect of the historic environment. Chapter 16 of the NPPF (2023) 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 
Paragraph 200 states, “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. “ And Paragraph 201 says, “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.”
Paragraph 205 of the NPPF requires that ‘when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation….’ And paragraph 206 says, ‘any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting) should require clear and convincing justification’. 
Paragraph 208 requires that ‘where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighted against the public benefits of the proposal…’ 
National Planning Practice Guidance on Historic Environment provides context to the NPPF.
Local Planning Policy and Guidance 

Policy EN1 ‘Protection and enhancement of the historic environment’ of the Reading Borough Local Plan sets out the Council’s aspirations for the historic environment. The policy requires that all proposals to protect and, where possible, enhance the significance of heritage assets and their settings, historic character and local distinctiveness of the area in which they are located. It echoes the NPPF by stating, “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 are expected not to have an adverse impact on the elements that contribute to their special architectural or historic interest, including their settings. 
Policy EN6 ‘New development in a historic context’ also requires “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.”
Other Guidance
Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for Planning Permission and Listed Building Consent.

English Heritage’s “Conservation Principles” provides policy and guidance for the “sustainable

management of the historic environment”.
Relevant heritage assets
The application site relates to an attractive two-storey (with attic and cellar) Grade II listed house forming part of an early Victorian terrace of three, along with two others located west of Southampton Street. The site is not within a conservation area; however, there are a number of listed buildings along Southampton Street, which represent one of the inner preVictorian suburbian growth of Reading.

[image: image1.png]P
\
:

amc“

i “ﬁ%

e





The application site (circled in red), and Listed buildings (purple starred)on Southampton Street
Significance of heritage assets
The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest.”

The interest may be architectural or historic, as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 Section 1.

“Significance derives not only from a heritage asset’s physical presence, but also from its setting.” (NPPF, 2023)
Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place.
The official listing entry of the heritage asset reads as below:

142-146, Southampton Street
“SOUTHAMPTON STREET 1. 5128 (West Side) Nos 142 to 146 (even) SU 7172 NE 4/250 II GV 2. Mid C19. 2 storeys, Nos 144 and 146 with attic. Stucco cornice. Parapets. Slate roofs, part hipped. Long front gardens to street. No 142, 2 modern casements, former datestone removed, lower extension to right. Nos 144 and 146 a 3 window pair, grey brick headers with red dressings and paired doors in centre. No 144 has glazing bar sashes. 2 course band over first floor. 1 window wing to left with chequered parapet and a 2 arch loggia with rubbed brick arches on ground floor and set back door to left, round headed window to right.

Listing NGR: SU7174172675”
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Application Site on the Board of Health Map of 1853 
As illustrated above, the subject listed building had two historic extensions on its rear elevation which are also noted on the following OS Maps. 
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Application Site on the OS Map dating 1876 (published in 1879) shows the original site layout and building lines of the listed building
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Application Site on the OS Maps dating 1909 (pub. 1912) (Left) and 1931 (pub. 1934) (Right) show the removal of the southern extension
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Application Site in the 1950s (Left) and 1980s (Right)
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Aerial view of the Application Site in 2002 (Left), 2021 (Right) and 2024 (below) (Google)
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During the site visit in April 2024 with the planning enforcement officer, it was noted that there have been some alterations to the rear of the property, some of which are historic, such as blocking up one of the windows on the top floor. However, due to the installation of a bathroom on the first floor, the window was replaced by an unsympathetic upvc one, almost 1/3 of the brickwork of the rear elevation was also replaced by new red bricks with low-quality craftsmanship and pipes, and the ground floor door and window and roof coverings of the historic kitchen extension and repairs to the toilet extension were also noted. In addition, the front garden walls were demolished to open a driveway by removing some soft landscaping. The original design of the garden had been conserved until the recent purchase and unauthorised works in the listed curtilage and house. 
[image: image11.png]“CASH BUYERS ONLY* An opportunity to acquire a Grade Il listed period townhouse requiring
renovation within walking distance of the town centre. This three-storey home is set back from the road
with a garden frontage and a westerly aspect rear garden and comprises 3 bedrooms with 2 reception
rooms and a cellar. Written offers are invited by midday on 16th Octob





View of the property during the sale (from the Real Estate Agent’s Advert, 2023) and existing (below)
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Internally, all walls (with traditional lath and plaster) and ceilings were stripped off. Fire surrounds, original wall shelves (in the main front rooms), and internal doors were all removed.  
During the second site visit in July with the planning officer, the cellar, which is accessed via a door of the existing staircase, was also viewed and noted as an original service area (possibly scullery/washroom or larder?) that there is no light but waterway/small canal on the floor, many arched niches for shelves. As such, the interior of the listed house is a fine example of its period, with a little change in the layout (only the bathroom) that crucially contributes to its significance. Due to the lack of light, this area could not be noted properly, although it is still known as one of the Victorian service rooms for this listed building. 
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Views from the cellar of the house
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Rear Elevation in April 2024
Impact of proposal upon heritage asset(s)
First of all, the sentence within the submitted Heritage Statement “Heritage Statement “The listed description of features refers entirely to the external elements and aesthetics of the buildings which are regarded as significant. Any addition or changes to the front elevations would need to be complying with national and local policies for listed buildings.” contradicts with the Paragraph 200 of the NPPF which requires “an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting.” The listing entrance dates back to 1978, and it is the heritage consultant’s/applicant’s responsibility to assess the significance of the building, not relying upon Historic England’s not making/mentioning the internal inspection. Therefore, the application fails to comply with Paragraph 200 of the NPPF. 

Alterations to the Block Plan/Listed Curtilage Layout
The proposed driveway to the listed curtilage, which had retained its original form, use, and soft landscaping for over 100 years, would negatively impact the setting of the listed building by removing the original front garden walls and greenery. Just because there is no tree of TPO does not mean that any tree can be removed from the front garden. 
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Original plot layout (Left) and Streetview before the works (June 2023)
I noted that the submitted Planning Statement suggests “The site has insignificant ecological value.” … “The front garden that is overgrown weed and shrubs would have new driveway only to provide access for emergency vehicles (?)” This means each and every building in the country needs a new driveway, no matter what the site constitutes. Another problem with the heritage values arises here that the proposed alterations to the front garden are not acceptable as it constitutes important part within the significance of the listed building. Please be advised that the listing does not include only externa features or the building itself but the internal features and historic/original elements in the curtilage.  
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Existing view of the front garden
External Works to the Listed Building
No external works are proposed to the building, although the unsympathetic alterations and additions to the rear elevation affect its significance. The application has the opportunity to reinstate the original window or any other works that would bring some heritage benefit. As such, I raise no concerns but do not support leaving the external elevation as existing. 
Internal Works

The internal layout of the subject-listed building represents the standard house plan of the Victorian period for the middle class and workers' housing, with two floors of two rooms each, an entrance hall, and stairs on one side. Because the plan form of the terrace house is an important part of their character and special interest and has been conserved and readible for many years for this building, I am unable to support its conversion into multiple units. 

The existing single-family use converted the rear first-floor room into a bathroom, while other rooms—two main rooms on each floor facing front—and service rooms—kitchen and toilet—placed to the rear remain original. The attic also has two rooms. The proposal would convert the first and second floor (attic) rooms into four individual private rooms, each with its own en-suite, and would not respect the original plan form. The impact of the proposed en -suites are not properly assessed and described by the submitted document, that none of the services (water, heat, electricity, etc) has details/detailed scheme. There is no schedule of works. 
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Existing Bathroom
As mentioned before, the front rooms are usually the largest and most important rooms, particularly on the main ground and first floors. The insertion of an en-suite would not be acceptable for the first-floor front room, which was possibly a drawer room. Other proposed en-suites would also be too much for this modest-scale building. The relationship of the en-suites attached to the fireplaces appears not to be materially considered. The existing house does not have any toilet pipes inside the building (but the rear elevation) and the proposed ones would harm the historic floors/fabric of the listed property. 
I would also like to add that, during my first site visit, it was confirmed that the building would be a single-family dwelling for their large(!) family, and everyone needs a bathroom. It should be noted that that any proposal for alterations to a Listed Building should be justified in why the works are necessary or desirable. The justification (necessity or desirability) should be in terms of the building itself over the longer term, not the current owner. In other words, the individual needs of a particular owner should not be imposed on the needs of the building. In certain circumstances the purchase of a Listed Building may not be appropriate if it does not already offer the amount of accommodation required. 
During my second visit, I noted that the proposed scheme is intended to be carried out with or without permission, which would probably require legal enforcement action. 

Therefore, the proposed refurbishment and conversion of the existing house into 4 HMO units, by virtue of their detrimental impact on the historic plan form, harm the architectural design and setting by causing loss of historic fabric, original garden walls and soft landscaping would adversely affect the character and special architectural and historic interest of the building and its setting and fail to preserve or enhance the significance of the Grade II Listed Building. As such, the proposal would lead to less than substantial harm at the highest level to the significance of the heritage asset in conflict with Policy EN1 of the Reading Borough Local Plan (2019) and the NPPF (2023), and recommended for refusal on heritage grounds. 
Conservation response
 FORMCHECKBOX 

No objections

 FORMCHECKBOX 

No objections subject to conditions attached

 FORMCHECKBOX 

Clarification required

 FORMCHECKBOX 

Object
Contact details

Buju Can Cetin, Conservation Officer

Burcu.CanCetin@reading.gov.uk
0118 9373125
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