CONSERVATION
Memo 
To:  
Gary Miles

From:
Buju Can Cetin, Conservation Officer
Date:
13/05/2025

Re:
Conservation Officer response

Application Number: PL/25/0434 AND PL/25/0433
Application Type: Consent to display advertisement AND Listed Building Consent
 

Address: 24 REGENT COURT, READING, RG1 7HW
Proposal: Installation of a single digital billboard AND Installation of a wall mounted billboard to the south facing gable end of the application site
Summary
Objection – The proposed digital billboard, due to its scale, size, and siting on the side elevation of the listed terrace, would be an unsympathetic, incongruous, and dominant addition that would further disrupt the character and special architectural and historic interest of the designated heritage asset. As it would also be visible from both public and private realms, the proposal would fail to preserve or enhance the setting of the listed building. The proposal would therefore cause harm at less than a substantial level, to the significance of the heritage asset, in conflict with Policies EN1, EN6 and OU4 of the Reading Borough Local Plan and Chapter 16 of the NPPF.  It is not considered that there is sufficient public benefit to outweigh this less than substantial harm to the significance of the heritage asset.

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 (2024) 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 
Paragraph 207 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 208 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 212 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 213 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 215 equires 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.”
Council’s Policy OU4 – Advertisement requires all advertisements to comply with the following criteria:

“ c) Advertisements on listed buildings or in Conservation Areas will respect or enhance the building or area, and will respect the key features of the special historic interest;

…”
Other

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 relates to an attractive three-storey end-of-terrace building at Grade II-listed terrace ‘Regent Place’. The site is located on the corner of Caversham Road and Great Knollys Street. Although it is not within the conservation area, it is situated in an environment of mixed historic and new properties.
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The application site (circled in red) and the Listed terrace (purple starred)
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).
The official listing of Regent Place read as below:

“CAVERSHAM ROAD 1. 5128 (West Side) Nos 47 to 57 (odd) (Regent Place) SU 7173 12/427 II GV 2. Dated 1847. 3 storey and basement terrace block. Slight end breaks. Red brick on stucco basement. Stucco cornice, high parapet with panels to breaks. 1:5:1 bays, tripartite glazing bar sashes with brackets to cills and stucco architraves, plain stucco raised surrounds on 2nd floor. End bays have frieze and cornice to ground and 1st floor windows. No 47 altered to modern casements. Steps to 2 panel doors with moulded architraves and cornices. Nos 47-53 (odd) retain trefoil headed rails with heavier standards. Stucco date panel in centre inscribed "Regent Place MDCCCXLVII". Hidden slate roof.

Listing NGR: SU7114973804”
During my site visit in April 2025, I noted that the subject building, 24 Regent Court, is a smart building with English bonding on its front elevation and Flemish bonding on its side, with the majority of its original characteristics intact, reflecting its richness of features. 
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View of the application site/listed terrace from Caversham Road
From the historic maps, it is clear that the listed terrace, due to its scale and appearance, stood out as an important terrace within other Victorian terraces on Caversham Road, Stanshawe Road, Vachel Road, etc., which are more modest in scale.  It was in the 1980s that the historic terraces started to be replaced by modern apartment buildings. However, given the presence of existing historic terraces and another listed building at 29 & 31 Caversham Road, the historic continuity of the facades still shapes the face of the urban environment in the surrounding area of the application site, enhancing the significance, as illustrated below 
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The application site, circled in red in 1877 (left) and 1875 (right) appears together with other Victorian terraces
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The existing view of the Grade II listed building at 29 & 30 Caversham Road, Victorian terraces on Caversham Road, and further, the application site 
Impact of proposal upon heritage asset(s)
The proposal is for the erection of a digital billboard measuring 6m x 3m mounted on the side elevation of the listed building, approximately 3.5m above the ground level. Whilst I noted that the adverts would mimic the appearance of the existing paper adverts, due to the size, location and illumination, the proposed billboard would not be acceptable on heritage grounds. It would result in less than substantial harm without introducing any heritage benefit. The fact that there is no mention of side elevation in the official listing does not imply any additional element to be attached to that elevation. Listing descriptions are generally short, and the NPPF requires applications to include updated significance assessments and proportionate proposals. I would highly recommend the withdrawal of this application as it is not sensitive and there are more suitable locations for modern developments on Caversham Road that would not cause any heritage impacts. 
As such, I recommend refusal of the proposed development for the following reason:
The proposed digital billboard, due to its scale, size, and siting on the side elevation of the listed terrace, would be an unsympathetic, incongruous, and dominant addition that would further disrupt the character and special architectural and historic interest of the designated heritage asset. As it would also be visible from both public and private realms, the proposal would fail to preserve or enhance the setting of the listed building. The proposal would therefore cause harm at less than a substantial level, to the significance of the heritage asset, in conflict with Policies EN1, EN6 and OU4 of the Reading Borough Local Plan and Chapter 16 of the NPPF.  It is not considered that there is sufficient public benefit to outweigh this less than substantial harm to the significance of the heritage asset.
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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