CONSERVATION
Memo 
To:  
Gary Miles
From:
Buju Can Cetin, Conservation Officer
Date:
23/07/2025

Re:
Conservation Officer response

Application Number: PL/24/1639
Application Type: Full planning permission
 

Address: 70 WHITLEY STREET, READING, RG2 0EQ
Proposal: Erection of awning and installation of shutters - Part retrospective
Summary
Object – Reason for Refusal 
The proposed awning and shutters, because of their location, scale, design, and materials, would result in a discordant and detracting feature, disrupting the architectural and historic significance of the BTM, harming the view from the public realm, and the character and appearance of the Christchurch Conservation Area. Therefore, the proposal does not comply with Policies EN1, EN3, and EN6 of the Reading Borough Local Plan. The harm to the heritage assets would be at the highest level. As there is no public benefit from the proposed development, and the benefit is only for the applicant, the proposal fails to meet the requirements of paragraph 215 of the NPPF. 
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. Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character and appearance of designated Conservation Areas.
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 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 weighed 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 EN3 ‘Enhancement of conservation areas’ of the Reading Borough Local Plan requires that development proposals within Conservation Areas contribute positively to local character and distinctiveness. This policy further states “Positive consideration will be given to proposals which take opportunities to enhance the character of conservation areas.”
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.”
Christchurch Conservation Area Appraisal (November 2024) is also a material consideration in determining applications for development.

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 and Significance
The application relates to an attractive late Victorian public house, Wellington Arms, designed by a local architect, located to the west of Whitley Street within the extended part of Christchurch Conservation Area, as illustrated below. 
[image: image1.png]



The application site (circled in red) within the Christchurch Conservation Area (light purple)
The subject building is described as a building of townscape merit by the conservation area appraisal. Emphasising the local importance of the building appraisal states: 

“The retail unit at 70 Whitley Street with apartments above is a fine example of a sympathetic conversion of a former public house, The Wellington Arms. The Victorian design was by local architect William Ravenscroft for brewers H & G Simonds.” 

“The former Wellington Arms at 70 Whitley Street was built in 1897 to designs by local architect William Ravenscroft. The Victorian building was a replacement for an older public house on the site and can be linked with the contemporary development of the west side of the street.”
The building is in a prominent position, and due to its height and scale, it marks the entrance to the conservation site when approaching from the north. Architecturally, it represents a classic Victorian era pub with red and dark brickwork with decorative patterns, a dominant gable on the principal façade, stone window surrounds and sills with alternating rounded and flat tops on the ground floor, an important, inviting feature. 
The site is also within views into and within the conservation area. 
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Existing façade of the BTM facing Whitley Street

Among the Negative features, issues, and opportunities for enhancement defined by the appraisal, the subject building is known for its advertising and shop signage problems, while it is said, “The pub closed in the 2010s and was sympathetically converted to apartments with a retail unit below.” In 2024 (when the appraisal is completed and adopted), before the existing shop. The photo of the side elevation where this application relates to the building in 2024 is given below (from the appraisal). 
[image: image3.png]



Impact of proposal upon heritage asset(s)
The proposal seeks permission for the erection of an awning and installation of shutters to be placed below the existing signage on the first floor level and the one for the existing shop (matter of another application) occupying the full width of this elevation, blocking the architectural features and readability of the ground floor façade of the building. 

The purpose of the proposed shutters appears to be to create an enclosure for the existing display shelves, which are not suitable for the BTM or any historic building. The proposal would not respect the historic and architectural characteristics of the building, would not be of appropriate scale and materials in a conservation area, poorly relating to the significance of the area as seen in the photo below. 
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Existing view of the side elevation
During my site visit, I also noted that the existing use resulted in unsuitable advertising on all windows. In addition, the use of a walkway should not be acceptable, and the dimensions on the proposed block plan do not appear correct. 
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Overall, the proposed awning and shutters, because of their location, scale, design, and materials, would result in a discordant and detracting feature, disrupting the architectural and historic significance of the BTM, harming the view from the public realm, and the character and appearance of the Christchurch Conservation Area. Therefore, the proposal does not comply with Policies EN1, EN3, and EN6 of the Reading Borough Local Plan. The harm to the heritage assets would be at the highest level. As there is no public benefit from the proposed development, and the benefit is only for the applicant, the proposal fails to meet the requirements of paragraph 215 of the NPPF. 
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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